County of Los Angeles
CHIEF ADMINISTRATIVE OFFICE

713 KENNETH HAHN HALL OF ADMINISTRATION « LOS ANGELES, CALIFORNIA 90012
' ’ (213) 974-1101 ' )
hitp://cao.co.la.ca.us

DAVID E. JANSSEN

- VI _ Board of Supervisors
Chief Administrative Officer - ) GLORIA MOUINA
First District _
: ' , YVONglED BRATHWAITE BURKE
December 16, 2003 . Secondbsnd
- ZEV YAROSLAVSKY
Third District
, DON KNABE
. Fourth District
The Honorable Board of Supervisors MICHAEL D. ANTONOVICH
County.of Los Angeles . _ Fifth District
- 383 Kenneth Hahn Hall of Administration
500 West Temple Street

Los Angeles, CA 90012
Dear Supervisors:

TEN-YEAR LEASE
DEPARTMENT OF HEALTH SERVICES
10430 SLUSHER DRIVE, SANTA FE SPRINGS
(FIRST DISTRICT) (3 VOTES)

IT IS RECOMMENDED THAT YOUR BOARD:

1. Approve and instruct the Chair to sign the attached ten-year Lease with SFSHP
Investors 1, LLP (Lessor) for the occupancy of 45,290 rentable square feet of
warehouse and office space with 50 off-street parking spaces for the Department of
Health Services (DHS) at 10430 Slusher Drive, Santa Fe Springs, at an initial annual
base rent of $347,827, which is offset 100 percent by State and Federal grant funding.

2. Authorize the Director of the Internal Services Department (ISD), at the discretion of the
~ Chief Administrative Office (CAO), to acquire furniture systems for DHS atacostnotto
exceed $135,000. :

3. Authorize the Lessor and/or Director of ISD, at the discretion of the CAO, to acquire a
telephone system for DHS at a cost not to exceed $150,000. The full cost of the
telephone, data, and low voltage systems will be paid.in a lump sum by DHS.

4. Find that this lease is exempt from the provisions of the California Environmental

~ Quality Act (CEQA) pursuant to Class 1, Section r of the Environmental Document

Reporting Procedures and Guidelines adopted by your Board on November 17, 1987,
and Section 15601 (b) (3) of the State CEQA Guidelines.

5 Approve the projedt and authorize the (CAO), (ISD_) and DHS to implement the project.

The lease will be effective upon approval by your Board and acceptance of the
premises by the County of Los Angeles (“County”).

“To Enrich Lives Through Effective And Caring Service”
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PURPOSE/JUSTIFICATION OF RECOMMENDED ACTION

DHS is the primary department responsible for providing medical and health planning,
response and recovery activities, for the unincorporated areas of Los Angeles County and
its 88 designated contract cities. The Los Angeles County Emergency Medical Services
(EMS) Agency is designated by DHS as the focal point for coordinating disaster medical
health resources within County Region 1, which includes Los Angeles, Orange, and
Ventura, Santa Barbara and San Luis Obispo Counties. Approval of the proposed ten-year
lease will allow DHS to establish a disaster staging facility for the Federal designated,
‘Board of Supervisors sponsored Disaster Medical Assistance Team (DMAT-CA9) and
National Medical — Western National Medical Response Team (NM-WNMRT). The EMS .
Agency currently utilizes 10,000 square feet of unsecured warehouse space leased by
. Los Angeles County to store equipment at 2011 North Soto Street, Los Angeles. In
addition, pharmaceuticals are stored in various locations throughout the LAC+USC Medical
Center. The EMS agency, the DHS Departmental Operations Center and. the DMAT and
WNMRT teams are currently housed in a separate leased facility at 5555 Ferguson,
Commerce. The Federal government has established policies requiring secure, central
and stand-alone facilities to meet program and funding requirements. '

In accordance with the housing and funding policies established by the Federal
government, the DHS/EMS Agency requested to lease a facility with loading docks and -
ground level access to store emergency vehicles including disaster equipment, supplies,
~ storage bins and racks, repair and maintenance shop, office space, conference and

staging area for personnel, bath, shower and fest area for EMS Agency and Public Health
staff as well as emergency workers. " .

This facility will be an integral part of the County’s continuing effort to provide the best
possible response to disaster victims in the County's operational area. The proposed
conference area will allow for teleconferencing and other activities related to disaster
medical and health management. The proposed facility will also house a staff of 10 and
the.DHS Mobile Emergency Operations Center. In addition, in the event of a disaster, the -
DHS Departmental Operation Center can be operated out of the facility should the.
Ferguson Complex suffer a physical plant failure. - \ :

The new facility will house portable generators, medical equipment, tents, pharmaceutical
caches, and other equipment used by the DMAT and NMRT, or items needed by
emergency management following a disaster. In addition, all the disaster response
vehicles will be stored at this location. »
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IMPLEMENTATION OF STRATEGIC PLAN GOALS

The Countywide Strategic Plan directs that we invest in public infrastructure in order to
strengthen the County's fiscal capacity. The proposed lease supports this strategy
(Goal 4, Strategy 2, Objective 2), in that it will provide housing for State and Federally
funded programs provndlng services to the community in a fiscally responsible manner, as

further outlined in Attachment A.

FISCAL IMPACT/FINANCING

The annual base rent cost of this lease will initially be $347,827 which is 100 percent grant

funded
10430 SLUSHER DRIVE NEW LEASE
Area (Square feet) ‘45 290
Term 10 years - |
1% yr Base Rent $347,827 (§ 7.68/sq.ft)

'Base Tenant Improvements

885,000 ($1.88/sq.1t)°

Additional Tenant Improvements

| $510,000 ($11.26/sq.1.)**

' Maximum 1* year Rent

$471'91 9;“

. Parking Included in Rent -

50 oﬂ-étreet spaces

Cancellation

120 days notnce after 60" month and 90"‘ months

Option to Renew

_ Two 5-year optlons

.Rental Adjustment

™ yr. $.66 ®yr $72 8 yr. $.72
3"‘ yr. $68 6"yr. $.68 9"yr.$.74

Myr. $70 Ty $70 10"yr.$.76
Annual increases do not exceed 3% of prevuous years base rent

*Base Tenant umprovements mcluded in base rental rate
“*DHS intends to ltimp sum pay Additional Tenant improvements upon substantial oorﬁplenon and acceptance of premlses

as provided in Landlord's work letter Paragraph 6.3 Payment of Additional Tenant Improvement Allowance.
*** The maximum1* yr Rent will not exceed $347,827, upon lump sum payment of Additional Tenant Improvements.

Sufficient funding for the proposed lease is included in the 2003-04 Rent Expense Budget
and will be charged back to DHS. Sufficient funding is available in the 2003-04 budget for
DHS to cover the projected lease costs.
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The monthly rent under the proposed new lease is subject to mandatory fixed adjustments

annually which will not exceed three percent of the previous year's base rent.
FA_CTS AND PROVISIONS/LEGAL REQUIREMENTS |

The proposed ten-year lease agreement provides 45,290 rentable square feet of space
consisting of 41,290 rentable square feet of warehouse space and 4,000 rentable square
feet of office space, and includes 50 off-street parking spaces. The lease also contains the
following provisions: : : :

"« The term commences ten days after-acceptance of the premises by the County' and
- ends ten years thereafter. ' o

« The landlord is providing a base tenant improvement allowance of $85,000.

« Additional tenant improvement (Tl) and change order allowances total $510,000;
approximately $250,000 of this amount will be used for seismic upgrades to the facility.
Other additional T! costs include refrigeration_ for medical supplies and emergency .
generator back up. T '

e The County may lump sum péy the reimbursable allowance upon substantial |
completion, or DHS may elect to amortize the $510,000 at 8 percent over the first 60
months of the lease term. , .

o Parking for the staff and visitors is availabl'e on site.

« The Lease is a modified full service lease whereby the Lessor is responsible for
maintenance and janitorial and the County is responsible for the interior wall surfaces,
- lamps and tubes, windows, window coverings, fire extinguishers and floor coverings. In
addition, the County is responsible to pay for all water and electricity it consumes.

« .County has the option to renew for a period of two five-year terms under the same
‘terms, conditions and rental rate schedule attached as Exhibit “F” by giving 120 days
prior written notice. ‘ -
 County has the option to purchase all of the Landlord's interest in the ground lease
(ingluding any improvements) for a purchase price of $2,700,000 anytime between the,

18™ and 30™ months of the term of the lease. - : .

° Couhtxl has the right to cancel after the last day of the 60th month and at the last day of
the 90" month by giving 120 days prior written notice. The County can cancel anytime
after the second year of the option periods by giving 120 days notice. :
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In order to ensure a centralized location for this Countywide function, CAO Real Estate
staff conducted a survey. of the area within a 15-mile radius of the Civic Center to
determine the availability of comparable and more economical sites. Staff was unable to
identify any sites in the surveyed area that could accommodate these requirements more
economically. Attachment B shows all County-owned and leased: facilities within the
search area for this program. There are no County-owned or leased facilities available for
this program within the 15-mile radius surveyed. ’ :

- Based upon a rental survey of similar properties within a 15-mile radius of the Civic Center,
staff has determined that the annual rental range is between $7.50 and $10 per rentable

~square foot full service. Thus, the base annual rental rate of $7.68 per square foot is within
the market range for the area surveyed. ’ : : -

The proposed lease has been administratively reviewed and approved by your Board's
appointed Real Estate Management Commission. The Department of Public Works
(DPW) has inspected this facility and has recommended a seismic upgrade to meet the
requirements for essential use facilities. The landlord has agreed to seismically upgrade
the facility and the cost of the retrofit will be paid as part of the additional tenant
improvement allowance by the County based on the above standard retrofit requirements
identified by DPW for an essential facility.

There is a childcare facility within 200 yafds of the facilify and is available for staff housed
at this location. :

NEGATIVE DECI_-ARATION/ENVIR_ONMENTAL IMPACT REPORT 7
* The CAO has made an initial study of environmental factors and has concluded that this
_project is exempt from CEQA as specified in Class 1, Section r of the Environmental

Document Reporting Procedures and Guidelines adopted by your Board on .
- November 17, 1987, and Section 15061 (b) (3) of the State CEQA Guidelines. :

IMPACT ON CURRENT SERVICES (OR PROJECTS)

ltis the finding of the CAO that the proposed lease is in the best interest of the County and

in accordance with your Board's policy on the housing of any County offices or activities. - "

DHS concurs in this lease recommendation.
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CONCLUSION

It is requested that the Executive Officer, Board of Supervisors, retumn two originals of the
executed lease agreement and the adopted, stamped Board letter, and two certified copies
of the Minute Order to the CAO, Real Estate Division at 222 South Hill Street, Fourth Floor,
Los-Angeles, CA 90012 for further processing. - o ' ,

Respectfully submitted,

AVID E. JANSSER
Chief Administratye Officer

DEJ:CWW
CEM:TS:hd

- Attachments (3)

¢: County Counsel
Auditor-Controller
Department of Health Services
Internal Services Department

10430slusher.b



Attachment A

e . . DEPARTMENT OF HEALTH SERVICES
o EMERGENCY MEDICAL SERVICES AGENCY
10430 SLUSHER DRIVE, SANTA FE SPR[NGS
s Asset Maﬁagemen rinciples Compli n'

1. Océugancy ‘N_IA
s 37 5Doéslea"sa.coﬂsolidale..administraﬁva_-funcﬁo Y ol

_s_pace ‘with' Ilmlted supporti'

"1 ¢ | Does:ihis tease centraluze busmess support funchons?’ .

ik \ Does. this'lease. mest the guidelme of-200.sf of space per petson?2 No,
. __used as_ a warehouse and dlsaster staglug hclllty .

1 Was buuld-to- it or mpnal pro;act considefed?” The
-pulldsto:sult ital'praject hiowever;! la-procmmeeuldbeeonﬂu
relocatioig anytime after the 60 month, as it has:a ¢

) ‘the leise. Inaddition, the Couiity has. anopuontapumhase
- rights from th landlofd. _

Has the Dept. of Publlc Wol'ks eompleted gaismit’ revnewlapproval- $ 1 X
structurally suitable. However, to ensure uninterrupted operation of the-facility after |~ ™
1 an earthquake, DPW recommends compliance to the current LA County Bullding

Code requirements for essential facllities, therefore, tiie bullding will be upggded.

'As approved by the Board of Supervisors 11/17/98

2If not, why not?
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" 4. COMMENCEMENT AND EXPIRATION DATES...i%:.x ’
5 RENT ettt
6. USES.mnnsiniii s
'7_. HOLDOVER ...... 6
8. ébMPLIANCEWITHLAw;; SRR, e A 6
9. DAMAGE OR DESTRUCTION............. ISR ..... 6
10. REPA]RSANDMAINTENANCE ...... 7
11. SERVICES AND UTILITIES. ..ooccvcrssnersrsnerresn O 8
(@) HVAC. et 8
(b) Electricity .......... e sane 8
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32.
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QUIET ENJOYMENT...crrmrmesismssses
T e 16
e T ————————— 17
ACKNOWLEDGEMENT BY LANDLORD ..... e 1T

' IRREVOCABLE OFFER ..o S — 19

EXHIBIT A - PLAN OF PREMISES.

EXHIBIT B - LEGAL DESCRIPTION OF ENTIRE I—IERITAGE CORPORATE

EXH[BIT C- COMMENCEMENT DATE MEMORANDUM AND CO

NTER LAND

 OF LEASE TERMS

il
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CQUNTYOFLOS ANGELES

v THIS LEASE 1sve? ered into.as
v '%INVESTORS I, LLC,aDelaware Limit
-LOS ANGELES a body pohtxc an

___dayof December, 2003 between SFSHP -
Llablhty Company ("Landlord"), and COUNTY OF

Landlord and Tenant agree
1. BASIC LEASE INFORMATION: Tie followifip téfhis as used herein shall have the

meanings provided in this Section 1, unless otherwise spec1ﬁcally modified by provisions of this
ik Lease :

*SFSHP INVESTORS I LLC
C/O Keamny Real Estate Company
Attn: Jeffrey Dritley -
1900 Avenue of the Stars, Suite 320
.. Los Angeles CA 90067

'Board of Su '
. Kenneth Hahn Hall of Admlmstratlon
“-Room 383
=500 West Temple Street
Los Angeles, Callforma 90012
Fax Number: ARP

(b) Tenant's Address for
.- Netice: .

* Witha copy to:

Chief: Admlmstratwe Offi
Real Estate Division s
. 222 South Hill Street, 3 Floor
- Los Angeles, California 90012

“- Attention: Director of Real Estate
e FaxN mbe'

(c) Premises: ’ Approx1mately 45, ble square feet in
. the Building (deﬁned below) as shown on
Exhibit A attached hereto. , . :

(d) Building: , ' The building located at 10430 Slusher Drive,
STt e st Santa Fe Springs, CA, which is located upon
the real propeérty déscribed more particularly in

' Exhlblt A attached hereto (the “Property”) '

LA1 169130v2
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(e) Term:

e

“Ten (10) years beginning on the

Commencement Date (as that term is defined

" in'Séction 1(g)) and terminating at midnight on

the day before the tenth (10™) anniversary of

- the‘Comniéncement Date (the "Termination

" Lease, of words of similar import, shall refer to
" the initial Term of this Lease together with any '+
< additional Extension Term(s) for whichian - -

(). Projected Commencement .
--—-—]Date M

() Commencement Date:

.(h) M_Qfﬁ S

" (i) BasicRent:

+:- occupancy of the Premises.

Date"), subject to earlier termination by Tenant
as provided herein. The phrase “Term of this
Lease” or “the Term hereof” as used in this

option has been valid_l_y excrcisgd._ o

April1,2004

“The earlier of 10 days after (a) Tenant’s
... .acceptance of the Premise
.-, Completion'(as such‘term'is d
... 4(a)) of the Premises or:(c) Tenant’s

(b) Substantial

"NOVember 19, 2003 to the Real Estate
- ~Commission .- ..

" December 23, 2003 to thé Board of
‘Supervisors

- ial. © $28,985.60 per month (which is based upon a

rental rate of $.64 per rentable square foot

- .- (adjustable only as provided herein.)

() Early Termination Notice .-
Date: - Senh B

... 60" month and the last day of the 90

During the original Term: the last dal of the
month

L " During any extension of the Term: the last day

... of the 24™ month of such extension.

(k) Rentable Square Feet in the

45,290

. Warehouse and general office use or for any
~ other lawful purposes.

" Warehouse and generalofﬁce

3$'

LA1 169130v2
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(o) Normal Werking Hours: - '» ' 7:00 a.m. to 7:00 p.m., Monday through Fnday |
I ~and 9:00 a.m. to 2:00-p.m: Saturday; except 2
New Year's Day,:President's-Day, Memorial 3
‘Day, Independence Day, Labor Day, 4
. Thanksgiving Day, Christmas Day (on the- days 5
such holidays are generally observed) and such 6
... other holidays as are generally recognizedby 7
. i,the County of Los Angeles Cahfomla 8

o 9
(p) Asbestos Report (as:- XA A report dated June 2002 prepared by .10
contained in:the Phase 1 . Building Analytics (Joseph L. Montaya, 11
Environmental Site *C.E.G. No0.1769.C.HG. No. 638) 12
SN 13
Assessment Report): ' 14
1.2 Defined Terms Relati’ng’ to Landlordfs ‘Work Letter - 16.
L 17
(a) Base Tenant Imgrovement ~ $85,000 ($1.88 per rentable square foot) 18
~Allowance . 19
. ' ] - " 20 .
(b) Additional Tenant ~ - - ..$500,000 ($11.04 per rentable square foot) 21
Imnrovement Allowance ST %% '
(c) Maxitham Change Order $'10,000 ($.22 per rentable square foot) , %‘;
- Allowance. - : C ‘ ‘ '
sl T 27
(d) Addmonal Tenant I (1) Payable in a lump sum payment within 28
Improvement and Change " thirty (30) days after the Commencement Date; g

ata or within thirty (30) days after Landlord 30 -
w o prov1des a ﬂnahzed aecountmg: of all Tenant 35

P 33
- 34
”"(11) 8.0% per annum payable monthly overthe 35 -
first ‘60 months of the Term of the Lease 36
“(provided that-after the 36 month of the Term, 37
. ' -pa; 38
© “Jump sum. the unamomzed rtlo ). 3

" “Furthermiore, if Tenant exercises its Optlon to 40 o

" -“"Purchase (as described in Addendum to Lease 41
. Section 36), the unamortized portion shaltbe 49

“ added to the Purchase Price. 43 ‘

_ : ' o
(e) Basic Rent Reduction n/a and n/a /100 Dollars ($0) per month - 45
: (ﬂTenant'sWOrk Letter . = Thomas Shepos- ... -
Regresentativc e I
¢l L_amdlca_riglglc_bﬂtﬂ - Jeffrey Dritley |
‘Representative - S
3
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() Landiords Addressfor
' Work:Letter Notice -

v

" ) Tenant's Address for Work
~ Letter Notice o

" CJO Keamy Real Estate Company

" 1900 Avenue of the Stars, Suite 320
“Los Angeles, CA 90067

-~ Kenneth Hahn Hall of Administration,
~ Room 383

500 West Temple:Street . ... ..
. Los Angeles; California 90012

SFSHP INVESTORS.I, LLC . -

Attn: Jeffrey Dritley
Board of Supervisors

With a copy to B

_ Chief Administrative Office
" Real Estateé Division'-+ = 00
222 South Hill Street, 3" Floor
‘Tos Angeles; California 90012+ .

5 B oLeme

Attention: Director of Real Estate

‘Exhibit A - Planof Premises. . . -

Exhibit B:- Intentior

onally Omitted
Exhibit C - Commencement Date

;. » Memorandum and Confirmation of Lease

" concurently with this Lease and- . -
made a part hereof by this  ~
o+ -reference):

15" Sl e oot
" " (delivered to Landlord and'madea::
- part herof by this referenco):

2 BREMISES ~ ©

' (é) Landlord does-hereby v_léas_e 10

' Landlord, upon the terms and conditions herein set forth, the Premises described in Section
" Exhibit A attached hereto. e e :

* Landibid’s Work Letter (executed.

Document II: Tenant Estoppel
" Document HI: Community Business
- Enterprises Form -
+.-Document IV:
- ;. .-Document V: Request for Notice

Terms - .. g
Exhibit D - HVAC Standards

. Exhibit E - Cleaning and Maintenance
~ . Schedule ST SR

Addendum A: Base Building Improvements
Addendum B: Tenant Improvements
Addendum C: Form of Budget

A ‘Addendum D: Costs of Tenant Improvements

Docﬁment I: Subordination, Non-disturbance

and Attormment Agreement ‘ - _
Certificate

Memo_,randufn of Lease

Tenant, and Tenant does hcréby lease from

, (b) Landlord and T‘c’(riléﬂfaé'l’&ﬁow'ﬁl'edge thiat the Premises consists of the entire
2 approximately 45,290 rentable square foot building plus associated parking spaces as provided

herein.

i

LA1 169130v2

land

:\OOO\IO\U\-bbJN»—-



" Premises; (3)Liandlord has obtained acertificate of occupan:

. entitled under this Lease.

; - (c) The Premises were .measuréd by Landlord and verified independently by

~ Tenant in accordance with the methods of measuring rentable area as described in the Standard
Method for Measuring Floor Area in Warehouse/Office Buildings, ANSI Z65.1-195, as"
promulgated by the Building Owners-and Management Association (BOMA) International. At
. .no time, except by specific amendment to this Lease, will the amount of square footage as.

contained herein exceed the amount stated above. .

'3 COMMON AREAS. Tenant may use the followirig areas ("Common Areas")in - = -

1000 1.0V LI —

.common with Landlord and other tenants.of the Building; the entrances, lobbies and other-public .
areas of the Building; walkways, landscaped areas, driveways necessary fordccesstothe - -.10
'Preriiises; parking areas and other common facilities designated by Landlord from time to time.. - A1
for common use of all tenants of the Building. Tenant shall comply with all reasonable, non-- - - 12,
-discriminatory rules and regulations regarding the use of the Common Areas established by 13
Landlord: - -+ el s : '

4. COMMENCEMENT AND EXPIRATIONDATES 16

o " '(a) Term. The term of this Lease shall commence upon the Commencement Date 18
- ‘and terminate on the Termination Date. Within thirty (30) days of determiningthe - .« 19
"’Commencement Date, Landlord and Tenant shall acknowledge in writing the Comméncement . .- 20
" Date by executing the Commencement Date Memorandum and Confirmation of Lease Terms. -~ 21
. attached as Exhibit C. The-ease shall commence in accordance with the provisions of-Section -. .22
. 'I(g). The term "Tenant's Acceptance:of the Premises" as used in this Lease shall mean the date . 23
. upon which the Premises are substantially complete; Tenant has inspected the Premises and - - - 24

. Tenant has accepted the Premises. The term "Substantially Complete" or *Substantial: - .

| Completion" as used in this Lease shall mean compliance with all of the. following; (1) the shell 26 )
. and core of the Building are complete:and in compliance with all applicable laws and codes, and . 27
- all'of the building systems are operational to the extent.necessary to service the Premises; (2)- - - 28
" Landlordhas sufficiently completed all the work required to be performed by Landlord in - =7 29
_ accordance with this Lease (except minor punch list items which Landlord shall thereafter” - - . 30
* promptly complete), such-that Ténant.can conduct normal business operations froin the *.- .= .27 -
upancy for the Building, or its equivalent; .32
" and (4) Tenant has been provided with:the number of parking privileges and spaces to which itis - 33

(b) Termination Right. If the Commencement Date has not occurred within 36
ninety(90)-from the Projected Commencement Date, subject to Tenant Delays or Force Majeure 37

Delays‘as provided in‘Landlord’s Work Letter, which has been executed concurrently herewith, 38

" Tenant may thereafter; at any time before the, Commencement Date occurs; terminate this Lease: 39

. effective upori the giving of written notice to Landlord and the parties shall have no further -~ . - 40 -
(?‘bligqtionS'tq'one;fanoth'erihereupgl_q;;: Co e B e I '

o it (c)-Early Possession: Tenant shall be entitied to possession of the Premisesn ‘
" less than thirty (30) days prior to the Commencement Date for the purpose of installing Tenant's - ;
furniture, fixtures and equipment in the Premises. Such ¢arly occupancy shall be subject to all-. 43
provisions hereof but shall not.advance the Termination Date, and Tenant shall not pay Basic. .-~ 46

s (dy Barly Terminatio “Tenant shall have the right to terminate this Lease atany . 49 -
time ‘after the Early Termination Notice Date, as defined in Section 1, by giving Landlord not: - 50

less than one hundred twenty (120) days prior written notice executed by the Chief = . . 5L

Administrative Officer of Tenant. In order for any such early termination to be effective;.the. - e 52 )
early termination notice must be given on the applicable Early Termination Date, and the - 33
effective date of the early termination shall be established in such notice, provided, however, n 54.
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" Improvement Allowance and Change Order Allowance)-during the Term hereof within fifteen: .

any such case the effective date of the early terination shall be at least 120 days beyond the
.date of the notice. - e e L.

5. RENT. Tenantshall pay Landiord all rent andotherpaymcnts due to Landlord .
.-hereunder (including, without limitation, Basic Rent and reimbursement of the Additional Tenant -
" (15) days after a claim therefore for each such month has been filed by Landlord with the

Auditor of the County of Los Angeles (the "County”

. Angeles (th ) priot to the first day of each month, Basic
Rent for any partial month shall be prorated in proportion‘to‘the number of days in such month. .
‘For each successive twelve (12) months of the ori

twelve (12) month period thereafter, the t onthly B:

‘adjustment as listed on Exhibit “F” attached hereto..

\O 00 ~J O U X N

al'term of this' Lease-and for.each successi ve 10

et forth-above shall be subjectto .- 11

6. USES. The Premises are to be used only for‘ﬁthc usés séf forth m Sectlon l(l‘)v andfor 14

“no other business or purpose; however, Landlord shall not unreasonably withhold its consent to a 15
change of use. ’ e T T e L T .

: 7. HOLDOVER. If Tenant remains in possession of the Premises or any part thereof = 18 -
* after the expiration of the Term of this Lease; sucl occupancy shall be.a tenancy whichis .. 19
terminable only.upon thirty (30) days wri cé from Landlord or thirty (30).days written . .20
| inistrative Officer of ent (110%) of the. 21 -
last monthly Basic Rent payable under this Lease (as such Basic Rentqnay be adjustec me

‘to time in accordance with this Lease) plus all ottier charges payable L ig Lease,
subject to all of the terms, covenarits and conditions of this Lease.

notice from-the Chief Administrative Officer of Teriant at one hundred ten percent (11

- 8. COMPLIANCE WITH LAW. ‘Te: all, ‘at- Tenant's expense; com
with all applicable statutes, ordinan es; regulations, ‘orders and.requirementsan efiect .. . = =5
_ during the term hereof, regulating the use; occipancy orimprovement of the Premises by Tenant. 28
Landlord, not Tenant, shall, at its Solé cost, at all times cause the Premises and the Buildingto . 25
_comply with all applicable statutes, ordinarices, rules, regulations; orders-and requirementsin .~ 30 -
 effect and binding upon Tenant or Landlord duting the term hereof, including witho iofl,
~ result of Tenant’s particular use of or alteratio

\\\\\

9. DAMAGE OR DESTRUCTION. *

the Premises i

v sdamagedby ﬁre'br'gpy;_ 3

# . (a) Damage. In the eventany Pre _
o cessible or unusable and the Premises. .

“ other cause rendering the Premises: ! P
“ may be restored to.a complete architectural unit of _g’-s.atﬁévalmaﬁ;:fc'ontionaaﬁdfph%apactje_rth
- existed immediately prior to such casualty in less than one hundred eighty (180)-days; the: ;
~ Landlord shall promptly, at Landlord's expense, repair such damage-and this Liease. shall continue. 41 .
* in full-force and effect. . If all or any portion of the Premises shall be made untenantable by fire .- 42
" orothercasualty, Landlord shall immediately s area to prevent injury to-persons and/or 43
* vandalism to.the improvements. Land] fomptly, butin any event within-thirty (30). =~
days, cause an architect or general co t + selected by Landlord to:provide Lan ord:anc
Tenant with a written estimate of the arnounit of time required to:substantially complete
and restoration of the Premises and miake the Premises tenantable again using standard working .
methods. The failure to do so shall be.a material Default hereunder. ‘Basic Rent shall abate to ‘
the extent that the Premises are unusable by Tenant.* Teénant! aives the provisions of California 49
Civil Code Sections 1932(2) and 1933(4) with respectto any p ial: al'destruction of the, .
Premises. R IR R s pt

lly

) Ténbaf_its Temunanoant Inth ‘ _t"éhﬁz:bdﬁifOn ,6f'tﬁe;Prenﬁ$gs;;1S' 53
damaged by fire or any other cause rendering the Premises totally or partially inaccessibleor. . . 54

6
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unusable and thie Premises will not be restored td a complete architectural unit of the same value,
condition and chdracter that existed immediately prior to such casualty in less than one hundred--
eighty (180) days for any reason, then Tenant may terminate this Lease by giving written notice

within ten (10) days after notice from Landlord specifying such time period of repair; and this ~ -
. - Lease shall terminate and the Basic Rent-shall be abated from the date the Premises became - -
untenantable. * n‘the event that Tenant.does not elect to terminate this Lease, Landlord shall - = - -
‘promptly-commence and diligently prosecute to completion the répairs to the Buildingor~ = =~

Premises, providediinsurance proceeds are-available to repair the damages. ~

(c) Damage In Last Year. Notwithstahding the foregoing provisions, if any - .

“inaterial destruction to the Premises occurs during the last year of the Term, either Landlord or
- Tenant may'terminate this Lease by giving noticé to the othe; ore than thirty (30) days after
- such destruction; in ' which case (a) Landlord shall have no obl n to restore the Premises; (b)

- Landlord may'retain:all insurance proceeds rel:

~ used herein; the term “material destruction” shall mean th
- (10%) of the Premises rendering the Premises totally.or

X pa

ok | ult By Landlord: If-L-andlord is requ;
' 'Premisés ‘as provided for in this:Section and:Landlord should fail to thereafte: (
" and restoration work with.reasenable diligence to.completion, Tenant may, after giving written
~_ notice thereof to-Landlord-and a thirty day period to 1
- hereunder- ot (b) perform or'cause:to-be performed th
) percent (10%) 1

ally inaccessible or unusable.

. 1 N and deduct the cost "~ -
. thereof plus interest thereon at'ten
~“charge against-the Landlord.” . --

' (a) Landlord Representations. Landlord represents, to the best of his knowledge,
to Tenant that (i) the Premises, the Building and all Common Areas (including electrical; -

"' heating, ventilating and air conditioning ("HVAC"), mechanical, plumbing, gas and fire/life

safety systems in the Building and similar building servicé systems ‘omply with all.current
. laws, codes, and ordinances, including the-Americans With Disabilities Act; and are in
. reasonable good working order and condition; (ii) the Building and Preniises comply with all

. covenants; conditions; Testrictions and underwriter’s requirements; and (iii) subject to the last

" sentence of this subsection, to Landlord’s actual knowledge, th
_ Cominioni-Areas are free of the presence. of any-Hazardous Mat

(iv) Landlord has not received any notice from any imen

Premises are in violation of any law or regulation. Landlord rep

Environmental Site :Assessment Report that the Premises and the Building contain no asbestos or

other Hazardous Materials (as herein defined) containing materials (otherthan as may be

. reflected in the Phase I Environmental Site Assessment Report). SRR e

nises; Buildingand -
hereinafter defined) and’

resents, based upon the Phase 1 .

" {by Landlord Obligations. Landlord shall Keep arid fiaintain in good repair and
working order and promptly make repairs to and performmaintenance upori and replace:as. - -

- needed: (i) the structural elements of the Building, including without limitation, alf permanent— -

. exterior and interior walls, floors and ceilings, roof, concealed plumbing, stairways, concealed
electrical systems and telephene intra building network cable (1i) mechanical (including HVAC),
“electrical, pluribing-and fire/life safety systems serving the Building (iii) the Common . \teas; -
and (iv) exterior windows of the Building. Landlord, at its sole cost'and exp
perform all maintenance and repairs to the Premises, and shall keep the Premises in good - -~
condition and repair, reasonable wear-and tear excepted. Landlord's repair obligations include,
without limitation; repairs to: (1)-the floor covering (if such floor covering is carpeting it shall be
replaced as needed but not less often than after ten (10) years of use); (2) interior partitions; (3)

LA1 169130v2

. . s relating to such destruction, and (c) this Lease shall - 1
 terminate as of-the date which is thirty (30) days after such written notice of termination. “As- -~
| ' ‘of ‘greater than ten percent

- pursue said repair -
h failure: (a) declare’a defanlt < -~ -

Basic Rent next dueasa

gency that the Building or the

and expense; shall-also -~ -~

—\0 06 L O B W —
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‘doors; (4) the interior side of demising walls (which shall-be repainted as needed but notless - . .
often than every ten (10) years excluding reasonable touch-up). Without limiting the foregoing, -
Tenant shall, at Tenant’s sole expense; be responsible for the cost of repairing any area damaged
by Tenant or Tenant’s agents, employees, invitees and-visitors and the répair of low.voltage. "~
.- electronic; phone.and data cabling and re]atcd'cq'ui_pmen't‘thati'is:.ii'nstalled.‘ by or.for the exclusive
benefit of Tenant.. All repairs and replacements shall: (a) be made and performed by.contractors.
or mechanics approved by Tenant, which consent shall not be unreasonably withheld or delayed,. .

an ori (e)bein =i -

(bl w1

£ 0100 1OV A W=

(b) be at least equal in quality, value and ufility to‘the original work or instalk tion;,

accordance withall laws.

“ ... (c) Tenant's Rightto Rep yair. I Tenant provides written riotice (or.oral noticein. 11
-the event.of an.emergency such as damage or destruction: to or of any:pertion‘of the Building .. -
structure and/or the Building systems and/or anything that could cause ‘material disruptiorito . - 1
“Tenant's.business) to Landlord of an event or circumistance which requires the-action.of Landlord 14
 with respect to repair and/or maintenance, and Landlord fails to provide such action withina . =~ . 15
 reasonable period of time, given the circumstances, after the givingof such:notice, butinany. . |

- event not later than five (5) days after the giving of such-notice, then Tenant may proceedtOtake 17
+ the required action.(provided, however, that no such notice shall be required in the event of an 18

. emergency which threateris life or where there is: mniinent danger to:property.or.a possibility 19
* that a failure to take immediate action coul material disruption in Tenant's normal and. 20
- “customary business activities). Tenant shidll have access to the Building to. the extent necessary . 21
o perform the work contemplated by.this provision. Ifsuch action was required under the terms. 22
._of this Lease to have been taken by Landlord arid was not taken by Landlord:within such period - - 23
-~ (unless such notice was not required as provi required action, . 24
- then Tenant shall be entitled to prompt reimbursement by Landlord of Tenant's reasonable costs .25
- ~and expenses in having taken such action plus interest thereon at ten percent (10%) per annum. - 26
- If not reimbursed by Landlord within ten (10) days, Tenant shall be-entitled:to deduct-from Basic 27
- Rent payable by Tenant under this Lease the amount set forth in its invoice for such work. The 28
;" remedies provided in this Section are in addition to the:temedies provided in Section 15. 29

' Landiord shall furnish thie following services and utilities o th

" (@) HVAC. Latdlord shall fufnish heating; ventilation and air con oo
an cupancy of the. ~30

(“HVAC”), during Normal Working Hours n am nts required-for the use.and

~* Premises.for normal office purposes to a star dard comparable to other Industrial buildings . 37 -
- not less than the standard set forth in Exhibit D attached hereto. - m ) gg .

.. (b) Blectricity. Landlord shall fuinish to't
< currently provided to the Building as of the'dal -of this lease.

. (c) Water. Landlord shall make availéblé; at tenant’s cost, water for normal 43,

lavatoryandpotablcw ter meeting all app icable:‘governmental: standards f r.drinking purposes. 4.
‘in the Premises. = .S e [ e

% ~Notwithstanding the above, Tenant agrees to ay when due all charges.forthe . .. .
. consumption of the electricity and wate ection with the demised Premises during the . 48

term of this Lease or any renewal, extension; oldover thereof  provided the same are: .\
measured by separate meter, which shall be installed-at thé sole cost of the Landlord.. .

" (@) Janitorial. Landiord shall provide janitorial service an five (5) nights per -

week 'g:éﬁérally consistent with that fuyﬁshed,_in comipatable office buildings in the County .Qf;'f s
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Los Angeles, but not less'than the services set fgﬁh:in the specifications set forth in ExhibitE
attached hereto. L o T _

: : ~(e) Access. Landlord shall-furnish to Tenant's employees and agents accessto ~ *
. the Building, Premis¢s and Common Areas on,a seven (7) day per week, twenty-four (24) hour**
per day basis, subject to compliance with such reasonable secufity measures as shall from time to
time be ine fect for the Building: < . o . o T I U

- 12. TAXES: Landlord shall pay
assessments. which may be levied- or assessed 2
this Lease or any feriewal of holdover: period there
any or all taxes or assessments- when due, Lessee ]
prior written notice and pay such taxes and. assessim
the installments of rent next:due asa charge ag

S, L ANDLORD ACCESS. Tenant shall per

Preinises upon prior written notice for the purpose of inspécting:

! the Premises for any reasona :
purpose. If Landlord temporarily closes any portion of the Building or Premises for more than - 1877
eight consecutive business hotirs; Basic Rent hall be rated based:upon the percentage ofthe 19
Premises or Building’ renderéd untenantable ang ne 'S have'the - 20
right at any and all times to enter the Premises withot ofan "
emergency. S o

y Teriant. Landlord
riotice toTenant in the eve

AN e e ——

" (a) Default. The -occux:lv'érﬂldéof any ne or more

by

“Default”) shall.,cqnsti_t_utg a material default and breach of ‘this T

() the failure by Tenant to make any payiment of Basic Rent.or any other 22
' : an-offset isexpressly. .

Iiéyment -feqhifcd to be made by Tenant hereunder.(except to the

permitted hereunder), as and when due and if the failure con{
after writtc:ﬁ-"_tiOticei-etoTenan:t;;»:. SRR

(i) -the fanlurebyTenanttoobserVeorperfo any of the other

“covenants, Coﬂditibhs-or provisions of this Lease, where ”s_uchl"-faiﬁlurév shall ~ontinue for

of thirty (30) days after writteni potice from Landlord spe ifying in detail the nature of the -

"‘default; provided, however, if more than thirty (30) days 1ably required for its cure ,
“Tenant shall not be deemed to be in default if Tenant commerces such cure ‘within said 30-day. o

. period ";ind"thereafter.-diligéhtlyl prosecutes such-cure.to completion. . a4

S (b)* Temmination. Tenant agrees that if a Default

' cured Wwithiin the time periods set forth above; it shall be lawful for L:
" Lease upon the giving of written notice to Ténant:- In:addition there!
- other rights or remedies as may be provided by law. g e e

Lo (c)-NoEffect on Indemnity. Nothing in this Asticle shall be deemed to affec |
- either Landlord or Tenant's right 10 indemnificatiori under any indemni ;Caﬁtm'claUse-oriclauses 49
. set forth in this Lease.. .- - ST e s gt e 2050

15. LANDLORD DEFAULT. -

(a) Remedies. In addition to the provisions for Landlord's default provided by - 54
Sections 9(b), 19(b) and 20(a)(ii1), Landlord shall be in default in the performance of any 55 -

9
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obligation required to be performed by Landlord bnder this Lease if Landlord has failed to
perform such obligation within twenty (20) days after the giving of written notice with respect -
thereto by Tenant (which notice shall be, if appropriate, the same notice given under Section
10(c)); provided, however, that if the nature of such default is suchthat the same cannot

. teasonably be cured within such twenty: (20).day period, Landlord shall not be deemed to be in

default if Landlord shall within such period commence such cure and thereafter diligentl
prosecute the samg to completion. If the default by Landlord ("Landlord Default") is.

naturefthat{i't'matéﬂally_'a’lfd"s‘ubstantially.einjgngfqrqs‘yqi;hT_ S€ O

enant's occupancy and use ofthe
Premises and if such Eandlord Default is not cured wit the foregoing cure period, then Tenant
shall have the right, at its option, upon giving written nc e to'Landlord, to any one or more of - 10

the following described rémedies in addition to all other rights-and remedies provided at law or - -Ll: 2o
in equity or elsewhere herein: (i) to remedy.such default or breach and dedugt__thg_.cqsfts’t‘h“éréOf B VAR
(including but not limited to attomeys’ fees) plus interest at the rate of ten (10%),.per annam from' -

the instaliments of Basic Rent next falling due; (ii) to pursue the remedy. of specific performance; - -1 L

or (i) to seek money damages for loss:arising from Landlord’s failure to discharge its
obligations under this Lease or offset such glamgg’gsiagainst*BasiC'-'-Rent-fncxt_ggrrligg due.

\© 001 G\ Lh A LI K =

(b)) Waiver. Nothmgheremcontal ned shall
effect the repair, replacement, correction or mai :

services, or to perform any other obligations to th : stanidard prescribed in this Leas
this Section be construed to obligate Tenant to undertake any such work:: - . .0

ance tequired to restore any aff

- (c) Emergency. Notwithstanding the foregoing cure period, Tenant may cure any 23,
default without notice where the failure promptly to cure such defauit would, in.the reasonable
~ opinion of Tenant; créate or allow to persist an emergency condition or materially ‘and adversely
" affect the operation of Tenant’s business in the Premises.” © el

16.” ASSIGNMENT AND SUBLETTING. Tenant may assign, mortgage, encumberor .
 otherwise tranisfer this Lease or sublet the whole or any part of the Premises without first
obtaining’Landlord's prior consent; provided, however, such transferee must have a credit rating
for claims paying ability by Standard and Poor’s Rating Group of “AA” or Better and no such -

assignment, subletting or other transfer shall relieve Tenant of any liability under this.Lease .. . I
unless Landlord has given its written consent thereto, which Landlord shall not unreasonably .~ 33
withhold if the assignee has a credit rating for.claims paying, ability by Standard and Poor's 34
Rating Group.of “AA” or better. Landlord’s consent shall be given-or denied within thirty (30) 35

‘days,of receipt of Tenant’s written request for release from liability under this Lease. Should 36 -
* ‘there be no response within:thirty (30) days after the specific written request is made to .~ o 37
“Landlord; thé request shall be deemed _gpp:oye_dzby the Landlord. S

: Notwithstanding the forgoing, Tenant shall have thcnght atall times to allow another -
~ government'agency (including any government assignee, contractor or subcontractor) otherthan 4
~the Department of Health Services, to use the Premises, without the Landlord’s written consent - 42

*so long as the intended use is consistent and compatibleWit;h"I‘gnant’s:-tise.idf'-the, Premises in 43

- ~accordance with the terms of Section 6 of the Lease. Lessee agrees to promptly notify Landlord 44
“-in writing _pf any such change in tenancy. C T T e ’

: . Any right to exercise the early termination options described in Section 4(d) of the Lease, _
"'+ the purchase option described in Section 36 of the Lease or the extension options describedin =~ 48 -

. Section 34 of the Lease shall be deemed personal to Tenant, and shall not be available to.any . 49
. assignee or sublessee of Tenant, it being understood that any such options shall, in the eventof . 50
" any such sublease or assignment, be void ab initio. - ' . ' '

10 o
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17. ALTERATIONS AND ADDITIONS. ..

‘() 'Landlord Consent. Tenant shall not make any structural alterations, -
improvements, additions, or utility installatiens in.or about.the Premises (collectively, = = .
- -"Alterations") without first obtaining the written consent of Landlord, which consent shall not be ..
unreasonably withheld, conditioned or.delayed.- However, Landlord's consent shail not be '
 required for any Alteration that satisfies all.of the following criteria: (1) complies with all Laws;
(2)iis not visible from the éxterior of the Premises or Buildirig; (3). will not materially affect the. -
systems or structure of the Building; and (4) such alteration does not cost more than $50,000:in"::
the aggregate. If Landlord fails to respond in writing within thirty (30) days of such request, = ::

0NN AW —

Landlord shall bé deeriied to approve the:Alterations.. .. .

(b) Enid'6f Term. Tenant shall remove, at its own expense, all fixtures,

éduipmeht and all other personal property placed or installed in or upon the Premises by Tenant, 14
or under its authority (including any modular furniture). Any damage caused by Tenant in 15
connection with the removal of any such items shall be repaired by Tenant, at Tenant’s.sole - 16
expemse. o iitan T .

18, CONDEMNATION, ~ ~ .

- " " (a)’ Controllinig Terms.- If during the Term, or during the period of time between . 21.
‘the execution of this Lease and'the Commencement Date, there is any taking of all or any part of - 22

~ :the Premises or‘any interest in this Lease by:Condemnation ned below), this Section: - - 2.

+~shall determinéthe rights-and obligations of Tenant and Landlord.” "Condempation® shall mean 24
- the exercise of any governmental power to take title to any portion of the Premises; whether by. -, 25 -
 legal proceedings or otherwise, by a Condemnor (as defined below) or a voluntary saleor .. - 26
: transfer by Landlord to-any Condemnor, either under threat of a Condemnor's exercise of such 27
~-power or whi al proceedings are pending for the exercise of such’ power..."Condemnor” 28
shall mean any public-or quasi-public authority, or private corporation or individual, having the . . 29

*_power of Condenination. -

y Cordesnnation; this Lease 32

the date »t'.‘hé:-C‘,Qndemnér}has;"g_il"xj‘iig t6 possessian of the Premises (the "Date of, - 33

; (c) Partial Taking. If any portion, but not all, of the Premises isr'_ta;kenx-lsy S 37
. Condemnation, this Lease shall remain in effect, except that Tenant may elect to terminate this

- Lease if, more than ten percent (10%) of the Prémises is taken and the remaining portion of the 38 N L

.. Prémises’(including the space available for parking) is rendered unsuitable for Tenant's 39
" continued use of the Premises. If Tenant elects to so términate this I.€ase; Tenant must exercise 40 ,-
.~ its'right to terminate by giving notice to Landlord within thirty (30) days after the. date that the - 41
- nature and the-extent of the Condemnation have been determined (the "Determination Date"), 42

. which notice shall:set forth the date of termination. Such terminiatior: date shall not be earlier 43
.. than thirty (30) days nor later than ninéty (90) days éfter Tenant has notified Landlord ofits .

. election to termin ept that this Eease shall terminate on.the'Date of Taking if the Date of 45
-~ Taking fall oré the date of termination as designated by Ten Tenant does not :
- so notify Landlord within thirty(30)days after. the Determination D 1 'obligations of Ténant - - 47,
<+, under this Lease $hall reraini in effect;-except that Basic Ren shall be equitably-abated.- - COSENER

e .+ (d) Restoration.” Notwithstanding the preceding paragraph, if, within thirty (30) 1
. days after the Determination Date, Landlord notifies Tenant that Landlord at its cost will add to 5
» the.rémaining Premises so.that the area of the Premises and the space available for parking, will 53
be substantially the same after the Date of Taking as they were before the Date of Taking and’
Landlord commences the restoration promptly and, subject to reasonable allowance for delays

11 ‘
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that are not caused by Landlord, completes it within oné hundred twenty (120) days after - .
Landlord so notifies Tenant, this Lease shall continue in effect. All obligations of Tenant under.
this Lease shall remain in effect, except that Basic Rent:shall ‘be equitably abated or reduced
during the period from he Date of T¢ intil the completion.of ich restoration. . .

() Award The Awatd (a5 defined below) shall-be divided between Landlord
and Tenant as their respective interests may appear. - »Award" shall mean all ‘compenisation; sums

or anything of value awarded, paid orreceived oh a total or partial Condemnation.of the. .. .
PRGIIRSES. o o oo LT R L TR S T

2 \O 00 1O\ LN B LN =

(f) Waiver of Statute. Landlord and Tenant heréif)y =wa_1;ye=_fﬁé?{)r‘qymonfof ) S 11

California Code of Civil Procedure Section 1265.130 ailowing Landlord or Tenant to petition the * 12-

inathndastertacs h

superior court to ‘terminate this Lease in'the'event of a‘partial taking of the, Premises. 13

(2) Tenant's Indemnity. Tenant shall indemmify, defend and hold Landlord .- . 7
harmless from and against all loss, cost and expense, including attorneys' fees, arising from any 18
injury or damage to any person or property, occurring in or about the Building or:Premises as-a 19
result of Tenant's.use of the Premises or any grossly negligent act or omission of willfal 20
siisconduct of Tenant or its employées or arising from: any-breach.or default under this Lease by 21 .
Tenant. The foregoing provisions, shiall not nistriied to-make Tenant responsible for loss, 22
‘damage, liability or-expense resulting iird parties:caused by the gross . 23
negligence or willful misconduct of ' fficers, contractors, licensees, agents, . oA
employees or invitees. ©.i.. - i - B T S

. . ~(b) Landlord’ i aridlord shall indemnify, defend and hold Tenar

“harmless from and against.all loss, cos! and’expense; including attorneys' fees, In
injury or damage to any person or property, occiirring in'or dbout the Building or

result of any grossly negligent act, omission or willful misconduct of Landlord, or

_ contractors, licensees, agents, employees, guests, Of visitors or arising from any breach or default. B 31._
- under this Lease by:Landlord. - The f provisions‘shall niot be: construec to make Landlord 32
. responsible for loss, damage, liability ultinig from:injuries to th d parties caused - 33
by the negligence or willful misconduct of Tenant, or its officers, contractors, licensees, agents, - 34
~employees orinvitees. . - - L. . e : S

" thie following insurance: . — . <,

" Landlord's property; including improveme
... of loss special form (I form CP-10:30:0
~ coverage (and coverage;again

" available and priced at c¢ ally
" cost of the property, with a deductibl

asonablerates)and( ritten for full replaceme
'of no greater than. 5%:of the pr yperty. value... -

(wiitten on ISO-policy-form CG 0001 or
ng: (1) per occurrence-and-general, - - -

SR B (n)General
- its equivalent) with limits of not-less:

aggregate amount of $5,000,000; (2) products/comp

‘ . Jcompleted operations aggregate of $2,000,000.and 53
(3) personal and advertising-injury of $1,000,000.. These limits can be comprisedofa =~~~ 54

combination of primary and umbrella liability policies on a following form basis. © 55
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(iii) Failure by Landlord fo maintain the insurance required by this I
Section and deliver evidence thereof as required by this Lease or to use any insurance ‘proceeds 2
to tlmely reparr and restore the Premlses shall constrtute a matena] breach of thts Lease i }
' Ins SAI insurance pohcles requlred to: be mainfai g ,
Sug rinsuranice companies which have a.Best’ " .,7]
_:d' to do busmess m the State of Cahfomla All habthty '-':3-'8:
(c) Certlﬁcates-. Landlord Shall dther to Tenant on' the Commencemen Date g
' thls Lease and thereafter at least fifteen (15) days prior'to-expiration of any:insurance. requlrcd to-- 13
be carried hereunder, certificates of insurance evidencing this coverage with limits not less than 14

' those spec1ﬁed above Certlfi must document that each party has named the other as an
1l its general liability and property insurance policy,as = 16

ressly prov1de hat no. less than thrrty (30) days pnor o

(d). . ( rd-a “d Tenant each hereby walve therr nghts o 1 ’
of subrogatxon agamst one another to the extent it _1s overed by the property insurance pOIICICS 99
. required to be carriéd hereunder.” Landlord shall‘¢ause’its instirance carriers to consent to the s

~ foregoing waiver of rights of subrogation against Tenant. -

(e) Tenant’s Insurance. Dunng the term of this'Lease, Tenant will-maintain in full 2%
force and effect the types amounts of insurance described below with Teéspect to the Premises 27
- and Tenant’; S employee ’ ant; at'its sole option, shall use. commerc1al insurance, and/or self- 28 '
" insurance or any combmatmn thereof to satisty these: requxrements) L

(a) Worker s Com_pen '

RO

h5; "’,feach occurrence combmed smgle e
imit bodily injury and property damage. .. - e
(Wthh can’be comprised of a combinationof .}. = 37
ary and umbrella polxcnes ona followmg- I

1 | Gcn@ra!el-iabxlrtfif'

Landlord shall be named as
Furthermore; the policies list
provrs:ons in faver of Landlo

All msurance requlred_:_’i ‘be
policies; issued by-financially s
to do-business in the tate 1"- '

" shall be evrdenced by vahd and enforceable U as
esponsrble insurance carriers authorized or:p rrn_ltted 46
S are located and havmg a Best s Policyl older 47

Ratmg of not- less - 48
Tenant w1ll provrde Landlord ,wtt proptiate’ certlﬁcates ewdencmg the msurance covera 50
required hereunder at commencement of th Tedse-and at edch subsequent renewal ofsuch. . =~ sj
coverage. Replacement cert ificat ‘be'se vf‘po ies are replaced or materlally modlﬁed,; 52
Each certificate. will state that at least 30 days ‘notice shall be glven to. Landlord pnor tothe. . 53
cancellation of any policy. = e oo 54
' ” 55

13 , _
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- supplies in usual and customary quantities-sto
. applicable Environmental Laws. -As used-here

- combination thereof; whether solid, semi soli

!.v

21. PARKING.

N (a)- Tenant's Rights. Tenant shall have the right to the number of exclusive
reserved parking stalls set forth in Section 1 without charge for the Term of this Lease. No-

- tanderi parking shall be permitted and Tenant shall be entitled to full in/out privileges. Tenant’s
parking tights shall be subject to reasonable parking rules’
from time to time; provided that such procedures.shall be unifo
Tenant acknowledges that all-other parking spacesare not for t

-all such parking spaces are to be used on anon-exclusive, first-
Tenant and other tenants, occupants, licensees, invitees and permitt

" may substitute parking spaces-assigned to Tenant with parking spaces at adjacent properties
(within 500 feet) on a temporary, as needed, basis. . . . . G o '

opted by Landlord
toall |

, first-served basis by

: +- ¢ (by Remedies. Landlord shall-use his be
_exclusive spaces-at all times during the Term of this Lease
space$, Tenant may at its sole discretion, negotiate with
~ the monthly rent based upon the:Fair Market Value, &
. parking or the loss of such parking if not replaced. .2

rovides Jess than 50

space, of such ...
vision above, if

:.-during the Term of this Lease, Landlord fails to provi ist fifte

“stalls (within'500 feet of the Premises), Tenant may (a) terminate this Lease by giving written-
- notice of siich termination to Landlord, provided Landlord'shall have a cure period of thirty (30)
+- days of‘téceipt of such notice.. If Landlord fails to cure within the thirty (30 ‘days, the Lease -
. shall be terminated. P O

22/ ENVIRONMENTAL MATTERS -

7 () Hazardous Materials. Tenant shall not cause nor
Tenant’s employees, agents, customers; visitors, invitees, licensges,:
: subtenants to-cause or permit, any Hazardous Materi

" manufactured, generated, blended; handled, recycle

:. about the Premises; the Building’ r.the.Common Areas,-g{é:xcept.for-xgg '

ges, contractors, 2

als to be brought upon, stored,. - -

rea isy : d .on, under or

ce and janitorial
an in dccordance withiall
azardous Materials™ means any chemical,
dition, waste, living-organismor

- substance, material, controlled:substance, obj

to human health or safety or to-the environment due radioactivity, ignitability, corrosivity,

L. reactivity, éxplosivity, toxicity; ’car;.c;moggmcl.ty,-._mgtag:;e:ficity, phytotoxicity, infectiousness or

- other harmful or potentially harmful properties.or € . including, without limitation, molds,

“. toxic levels of bacteria, tobacco smoke within the Premises; petroleum and petroleum products, -

(including those substances
Recycling Rule,” as'amended..
. from time to time) and all of those chemicals, substarices, materials, controlled substances; -
objects, conditions, wastes, living organisms or combinations thereof which #re niow or become .
in the future listed; defined or regulated in any manner by, any Er vironmental Law based upon,
directly orindirectly; such properties Or effects. -As used hereir . “Environmental Laws™ means
any ‘and all federal, state or local environmental, health

standards, decisions of courts, ordinances, rules, codes, , ¢s, di s, guidelines;
permits or permit conditions, currently existing and as amended, enacted
the future which-are-or become applicable to Tenant, the
Are_as,".-‘Th‘e*'fdgegoin.gf‘notwithstandi-n g, Tenant acknowl
and-is familiar with the condition of the Premises.as des n 1as R
Environmiental Site Assessment Report.. The existence of any Hazardous Materials identified in
‘the Phase I Environmental Site Assessment Report shall not Constitiite a-bréach of, or default
under, this Lease by Landlord. S e T g

" asbestos, "radon‘,‘i-poliychlori-nate_d-.iphc;ny:lsv(l?.(;Bs),.ng;iggrants
defined in the Environmental Protection Agency’s “Refrige

‘jsstied or adopted in' -
Premises, the Building or the Common
) s received and reviewed -

hat it'h

bed in that cértain'Phase T -~~~ -

14
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©the'Supplemental Lease Documents delivered to Landlord concurrently herewith and p

. the Supplemental Lease Docum

(b) Landlord Indemnity. ‘Landlord shall indemnify, protect, defend (by counsel
acceptable to Tenant) and hold harmless Tenant from and against any and all claims, judgments,
causes of action, damage, penalties, fine, taxes, costs, liabilities, losses and expenses arising at.
any time during or after the Term as a result (directly or indirectly) of or in connection with the . .

~ presence of Hazardous Materials on; under or about the temises, Building or«Common Areas or, )

other violation of laws relating to Hazardous Materials other than' caused by Tenant. This, - . .
indemnity shall include, without limitation, the cost of any réqiired or necessary repair;cleanup, -
or detoxification, and-the-préparation and implementation of any closure, monitoring or other -
uired plans, a5 such action is required by local of state laws or any govemmiental agency. -

Landlord shall promptly deliver to Tenant a.copy o otic ed from-any. governiiental . 1
agency during the Term of this Lease:conceming sence of Hazardous Materialsinthe .. .. 11"
Building or the Premises. - Landlord’s obligations pursuant to' the foregoing indemnity shall
survive the expiration or.termination of this Lease. A default by Landlord under.this Section
shall constitute a material default under this Lease. ~* ~ 7" oo o

0 00 OV R W N —

.. 23 ESTOPPEL CERTIFICATES. Tenant shall, within thirty (30) days after written -

request of Landlord, execute, acknowledge and deliver to Landlord o its designee a written -

 statement in the form of Document Il in the Supplemental Lease Documents deliveredto..

Landlord concurrently herewith (properly completed) but shall have no other obligationto ™ . = 19
deliver any other form of. estoppel certificate. It is intended that any such statement delivered ~ 20
pursuant to this-Section may be relied upon by a.p rospective purchaser:0f Landlord's interest.or -
‘Tolder of any mortgage upon Landlord's interest in the Premises. i e

" 24. TENANT IMPROVEMENTS. Prior to the Commencement Date, Landiord shall 24
" construct the Tenant Improvements in the manner set forth in the Landlord’s Work Letter 25
executed by Landlord and Tenant.concurrently herewith. R

‘ »5. LIENS. Tenant shall keepits interést in this Lease‘and the Promises free fromany 28
“liens arising out of any work performed or materials ordered or obligations incurred byTenant.© 29
_ Landlord shall keep its.interest-in this Le

his Lease and the Premises free from any liens which would 30
. impair the interest of Tenant hereunder and heréby indémnifies and holds Ténarit harmless from 31
““any liability or loss from any such lien., B et LI VL -

" {a) Subordination and Nop-Dishirbance. Tenant agrees, at Landlor
- subordinate this Lease to the lien of any mortgages of deéeds of trast now or hereafter in forc
against the Building; provided, however, Tenant s obl gation to subordinate:this Lease s - ]

~ expressly conditioned upon Tenant receiving 4 written agreéement in the form.of Documen

' further that no such'subordination shall affect any. option to extend the Term of this Lease, nght 41

of first offer to lease additional premises, option to-purchiase or righ

| ! £ first.offer to purchase the 42
Property which may be included herein. ;. S S

.. ¢ (b)Existing Deeds.of Trust. The beneficiary under any existing deed of trust 43
" affecting the Building shall provide a written agreement to Tenant in the formof Document Iin 40
ot nts, delivered to Landlord concurrently herewith. within thirty - '
. (30) days after the execution of this Lease. "~ """ et e

(@ ReuestforNotlce Landlord acknowledges that Tenant intends to
Request for Notice with respect to any mortgages or'deeds of trust affecting the Property, 1n e
form of Document V in the Supplemental Lease Docuients delivered to Landlord concurrently . -

15
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 (d) Notice of Default. If any mbitgagee or beneficiary under a deed of trust
affecting the Property-gives written notice of its name and address to Tenant by registered mail .~ 2

1
2
requesting any such notice with reference to this Section , Tenant agrees to.use its bestefforts . 3
(but without liability for failure to-do s0) to.give such mortgagee a copy of any notice of Default = 4.
. served upon Lardlord hereunder which could permit Tenant to terminate this Lease andan. = 5
additional teri (10):days within which to.cure such Default. -~ - o e 6
8

' 27. SURRENDER OF POSSESSION. “Tenant agrecs to return the Premises to Landlord . §
in as good condition as when rented, ordinary wear and tear, dariidge by earthquake, fire or.the

e g

elements and other such disasters.or ¢

asualty excepted. As between Tenant and Landlord, Tenant:. -
' o the Premises by any of Tenant’s ... -
tit shall remove; at-its own expense, all

shall be responsible to'Landlord for.any.and all dam
agents, servants; employees; Customers-or invitees..

fixtures, equipment and all other personal property plééé& or installed in or upon the Premises by 13
Tenant, or under its authority (including any modular fumiture). =~ = it e R

. 28. SIGNAGE. Tenant shallbeperrmttcd, atTenantssolecost and.experise, to install at 16
the Premises reasonably appropriate signs that conform. with any and all.applicable lawsand. .. - 17 -
OINANGGS, o e n L

" 55’ QUIETENJOYMENT. So long as Tenant is fiotin ‘default hereunder, Tenant shiall
have the right to the quiet and peaceful enjoyment and possession of the Premises andthe .. = 21"
Common Areas during the Term of this Lease, subject to the terms and conditions of this Lease. 22

30. GENERAL T RS LU P - n

: _ (a) Headings. Titles to Sections of this easé are riot  pirt of this Lease and: . 26
-shall have ln‘(_):?effét:t:u_p.bﬁ-the= construction:or interpretation of any part hereof. o 21 .

.. (b) Sticcessors and Assigns. All of the covenants, agreements, termsand - 20
conditions contained in-this Lease:shall:inure to and hq.hindiﬂg’ppbri’?théflgandlord:and Tenant. -, 0
-and their respective successors and assigns. - ST Dk

(c) Entire Agreement. This Lease (z__mc"i_v_ihe.l..._andl_q;d’,s Work Letter and

~ Supplemental Lease Documents) is the final and complete expression.of Landlord and Tenant 34

- relating ii“any manner-to the leasing, use and occupancy of the Premises, to Tenant's use of the 33
- 'Building and 6ther matters set forth in this.Le: se. No prior agreéments or understanding 36 -

! kN

. pertaining to the same shall be.valid or of any force or effect and the covenants and-agreements .  ; 37
" of this Lease shall not be altered, modified or added to except in writing signed by both Landlord . 38

T (d) Sevesability. ‘Any provision of this Lease which shall prove to be invalid
- void or illegal shall in no way affect, impair or invalidate any ‘other-provisionhereof and-the:

- remaining provisions hereof shall nevertheless remain in full force and'effect. . . ...

LT (@) Notices. -All notices and communications to any party hereunder shallbein 45

* writing and 'shall be ‘deemed properly given if delivered personally, sent by registered orcertified. 46

.- mail, postage prepaid, or by a recognized overnight éonnncréial:méssenger providing proo
.~ delivery, facsimile (electronically confirmed) to Landlord’s Address for:Notice and Tenant's

" Address for Notice as set forth in-Section' 1. . Any notice so given shall be deemed to have been 49

given as of the date of delivery (whether accepted or refused) established by U.S. Post Office | 50

. return receipt-or the overnight carrier’s proof of delivery, as the case may:be.: Any such natice .- 51

not so given shall be deemed given upon receipt of the same by the party to-whom, the same is to. 52
be given. : : R

16 :
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N -G'c')vejr’hin’i’ Lawand Forum.‘!._’l.‘his Lease shall be governed by and construed in
accordance with the internal laws of the State of California.. Any litigation withrespect to this

Lease shall be conducted in‘the County of Los Angeles, State of California. -

1
2
3
v (£) Waivers. No waiver by Landlord or Tenant of any provision hereof shallbe . 5.
deemed a waiver of any other provision hereof or of any subsequent breach by Landlordor .- .6
Tenant of the same or any other provision. Landlord's or Tenant's consent to or approval.of any.. . 7
act shall not be deemed to render unnecessary, the obtaining of Landlord's or Tenant's consentto = 8
- orapproval of any subsequent act by Landlord or Tenant. e R R e 9
- (h) Time of Essence. Time is of the essence for the performance’of all-of the ... ’
_obligations specified-hereunder. . .. - . Lo R A N T

__ " (i) Consent.. Whenever any consent is required by Landlord or Tenant hereunder, 14
“such consent shall not be unreasonably withheld, conditioned or delayed-and, unless otherwise .- 15
 specifically provided herein, shall be deemed granted if not refused within thirty:(30) days after . 16
. written request-is:made therefore, together with all necessary information. ' :

© () Community Business Enter rises. Landlord shall comiplete and deliverto. 19
" Tenant:concurrently with the execution hereof a Community Business Enterprises form set forth ... 20
" ‘as Document IV in the Supplemental Lease Documents delivered to Landlord concurrently. A |

- herewith. T e D e e

. (k) Memorandum of Lease. If requcsted by Tenant; .Landlo_rd-_anﬂ Tenant shall 24
.execute and acknowledge a Memorandum of Lease in the form of Document IV in the 25

" Supplemental Lease Documents delivered to Landlord concurrently herewith, which 26 -

'_' Memorandum may be réégi'c;l_éd by Tenant in the Official Records of Los Angeles County. 27

41, AUTHORITY. Only thé Board of Supervisors has the authority, by formally 29
. approving and/or executing this Lease, to bind the County to the terms included herein: -Each . .- 30

* individual executing this Lease on behalf of Tenant represents and warrants that he or she is.duly .- 31
" authorizéd-to execute and-deliver this Lease on behalf of Tenant, and that this Lease is binding 32

* upon Tehant in-accordance with its terms. Landlord understarids that no material terms of this 33

" Lease may be altered or deleted, nor may aily new material terms be added to this:Lease, without 34 .
. the:express written approval ‘of the Board of Supetvisors, either through.an am dmenttothe . 35
. Lease or by other formal board action. Ne County officer, employee, agent orindependent. '~ 36
" contractor has any authority to alter, add or delete the material terms of this Iease and Landlord"~ 37 -

" may not rely upon any representations to the contrary. This limitation of authority appliesto-all: .~ 38

" Tenant Improvements or other project-costs: £

*_ material tefms of the Lease including,-without limitation, any monetary ceiling established for - - 39
ts-of Landlord which are subject to reimbursement by 40 -
County: County-shallnot-reimburse Landlord for any expenses which exceed this ceiling. ... 41 -
Notwithstanding the-foregoing, the Chief Administrative Officer of the County or its delegee (the. 42
“Chief Administrative Officer") may take any administrative act-on-behalf. of Tenant hereunder =~ 43
which does not have the effect of increasing Basic Rent or other financial obligations of Tenant 44
under this Lease, including without limitation, granting any approvals, terminating this Lease in'® 45 -
" the.manner provided herein by an Early Termination Notice or otherwise;, signing estoppel- - 46 -
- certificates, signing the Commencement Date Memorandum and Confirmation of Lease Terms- 47
or subordinating this Lease. ' Each individuz _ 5 ] : f _ _
répresents and'warrants that he orshe.is.duly. authorized to executé and deliver thisLease on* e
behalfof Landlord, and that this Lease is binding upon Landlord in accordance with its term

- 32. ACKNOWLEDGEMENT BY LANDLORD'

Landlord acknowledges that it is aware of the following provisions: B o e M

17 '
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' © (a). Consideration of GAIN Pro: ' »m Participants. - Should Landlord require
additional or replacement personnel after the effective date'of this Lease, Landlord shall give
consideration for any such employment, openings to participants in the County-Department of .
Public Social Services' Greater Avenues for Independence ("GAIN") Program who meet
Landlord's minimum qualifications for the open position: ‘The County will refer GAIN
participants by job category to Landlord. .. ~ . 0 T oot S

, (b) Solicitation of Consideration. Itis improper for any County officer; .-
employee or agent to solicit consideration in any form from-a landlord with the implication, -
suggestion or statement that the landlord's provision of the consideration may secure more
favorable treatment for the landlord in the award.of the Leasé or thatlandlord's failure to provide
such consideration may negatively affect the County's consideration of ‘the:1andlord’s offer to
ease. A landlord shall not offer or give, either directly or through an intermediary, consideration
‘in any form to-a County officer, employee or agent for the purpose of securing favorable
‘treatment with respect to the.award of the Lease. EOERL LT

Landlord shall immediately teport any attempt by a County ofﬁcer,employee or

~agent to solicit such improper consideration, ‘The report shall be made either to the County
manager charged with the supervisic 1. employee or'to the County Auditor-Controller's .

 Employee Fraud Hotline at 2 13) 974-0914 or (800) 544-6861:  Failure to report such solicitation
may result in the landlord's submission being eliminated from consideration. v '

(c) Landlord Assignment., - . -

(@) Landiord may assign, transfer, mortgage, hypothecate or encumber -

'Landlord's right, tifle and interest in-and:t6 this Lease or any potion thereof (including theright
. to receive rental payments but excluding its duties and obligations hereunder), and Landlord may

~ execute any and all instruments providing for the payment of Basic Rent directly-to an assignee
or transferee, but only if the conditions set forth in this'Section.are met. . = . - E

© il (i) Anydocument or agreement purpo ing
" hypothecate or encumber Landlord's rig e

 thereof, is hereinafter referred to.as-a:"Security.

Agreement." Any Security Agreertient which is

executed without full compliarice with the requiremerits of this Section shall be void as it regards:

- thisLease. . , . .

- certify and agree in writing that such e or tra

- requirements of Sections 5950-5955. of j

 offer or sale of any sccurity constituting a fract al interest in this Lease or any: portion thereof,
~ without the prior written consent of the County. .0 . = . RN

" (Y Violstion by Landlord of the provisions of Section 5951 of the
California Government Code will constitutea material breach of this Lease, upon which the =
County may impose damages in unt équal to the greater of (a) $500,000 or (b) 10% of the
aggregate principal portion of all rental payments payable by the County during the entire Term .
of this Lease, it being expressly agreed that the aforesaid amount shall be imposed-as liquidated
damages, and not as a forfeiture or penalty: _=-Ip;i-s.ﬁurthcr.»speciﬁcally agreed that the aforesaid

amount is presumed to be the amount of damages sustained by reason-of any such violation,
because from the circumstances and nature of the violation it would be impracticable and

18
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extremely: drfﬁcult to fix actual damages. -In. addmon the County may exercise or pursue any .
other ni ght or remedy 1t may have under thrs Lease or applrcable law.

v) Landlord shal] gl ve the County notice and a copy of each Secunty

’ Agreement and any other instrument relating thereto (including, but not limited to, instruments
providing for the paymem ‘of Bas1c Rent drrectly to an assignee or transferee) at least two weeks
pnor to the ¢ effectlve date’ thereof '

S vi) T ndlord shall not fumlsh any information concerning County or the
subject matter of thrs Leas pncludmg, but not Timited to, offering memoranda, financial -
statements, economic and demographic information, and legal opinions rendered by the office of
counsel for the County) to any person or entity, except with County's prior written consent. The
foregoing shall not apply to any information which is available to the general public. Landlord

shall mdemmfy, defend and hold County and its officers, agents and employees harmless from -

and against all clarms and hablhty dlleged to arise from the inaccuracy or mcompleteness of any -
mformatron fumrshed by Landlord in v1olat10n of this Sectlon

S (vn) The provrsrons of thls Section shall be binding upon and applicable
to the partres hereto and their respective successors and assigns. Whenever in this Section
Landlord is referred to, such reference shall be deemed to include Landlord's successors or
assigns, and all covenants and agreements by or on behalf of Landlord herein shall bind and
apply to Landlord's successors and asngns whether so expressed or not. :

(vm) The foregoing notwithstanding, Tenant has been advised, and
hereby acknowledges that SFSHP Investors:I, LLC has entered into a purchase and sale
agreement and escrow instructions (the “Sale Agreement”) to sell its entire ground lease interest
in the entire Herltage Corporate Center (the “Center”), including the Premises, to Argus Realty
Investors, LP or its affiliates (together “Argus™), and that in connection with any such sale the
Lease will be assigned to Argus. Tenant further has been advised, and hereby acknowledges,
that Argus intends to finance its acquisition of the Center, in part, by borrowing a loan from
Principal Life Insurance Company or one of its affiliates (“Principal”) and that, in connection
with any such borrowing, the Lease will be assigned to Principal. Finally, Tenant has been -
advised, and hereby acknowledges, that Argus will thereafter sell undivided tenant in: common
interests in the Center, including the Premises and the Lease, to various tenant in common.
investors in connection with a real estate syndication program, which transfers shall result in
various owners owning undivided tenant in common interests in the leasehold interests in the .
Centc;,r By its execution hereof, Tenant consents to, and otherw1se approves, the foregoing -
transfers.

33 IRREVOCABLE OFFER. In consideration for the time and expense that Tenant will
invest, including, but not limited to, preliminary space planning, legal review, and preparation
and noticing for presentation to the Tenant Real Estate Management Commission of Los Angeles
County in reliance on Landlord's agreement to lease the Premises to Tenant under the terms of
this:Lease, Landlord irrevocably offers to enter into this Léase and not:to revoke thlS offer untll :
the Irrevocable Offer Expiration Date, as defined in Section 1. S

19 ,
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: Vlolet Varona-Lukens

1IN WITNESS WHEREOF this Lease has been executed the day and: year ﬁrst above set’ forth 0

: LANDLORD: _ SFSHP Investors LLC aDelaware 11m1ted
I i - liability company:.

 The above Lease and County $ nghts therem
© are acknowledged and affirmed.. L

 mENaNT: . . COUNTYOFLOSANGELES, .~
_ , ' - a body pohtlc and corporate SR

'Chalrman, Board of Supemsors_’"f »’:.,-' o

ATTEST

Executive: Oﬁicer-Cl‘erl‘c" . N
of tbe Board of Supemsors »

By:
Deputy

: APPROVED ASTO. FORM

. Lloyd W.Pellman .
‘ ’County Counsel
By‘ - S {

Deputy: “Francis E. Scott

20
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" Exhibit A — Plan of Premises

SubjectProperty .
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EXHIBITB

LEGAL DESCRIPTION

© DESCRIPTION OF LAND: PHASE L AND PHASE I (Premise js situated o part - §

of this Land) -~ N
- PHASEIL T
PARCEL A:

PARCEL 3 OF PARCEL MAP NO. 17570 IN THE CITY OF SANT NTA FE SPRINGS, Rt
P FE COUNTY OF LOS ANGELES, STATE OF CALIFORTLA AS SHOWN ON
THE MAP FILED IN BOOK 196 PAGES 86

,_v.

WITH THAT PORTION ‘OF PARCEL 2 OF SAID PARCEL MAP NO. 1757
SHOWN AS PARCEL "A" ON THAT CERTAIN DOCUMENT ENTITLED,
OF WAIVER AND CERTIFICATE OF COMPLIAN

1987 AS INSTRUMENT NO: 87-1625351, OFFICIAL
FoLLOWS:

COMMENCINGATTHENORTHEASTCORNE OF |
MAP.NO. 17570, THENCESOUI‘H 74° 53' 00" EAST 60.33 FEET ONG THE "
SOUTHERLY LINE OF PARCEL 3 TO THE TRUE POINT OF BEGINNING, \[D

) _G,’.’{SAIDP ; !
POINT BEING AN ANGLE POINT. IN THE BOUNDARY OF SAID PARCEL 33 =
THENCE SOUTH 15° 07" 00" ‘WEST 8.14 FEET ALONG:THE. SOUl S
PROLONGATION OF SAID MOST EASTE D PA
LINE PARALLEL WITH AND SOUTHE R
LINE: THENCE SOUTH 74° 53' 00" EAST 61.67 FEET ALONG ALLEL -
LINE: THENCE NORTH 15° 07' 00" EAST 31.14 FEET; THENCE SOUTH 74° 53'.00":"
EAST 36.00 FEET; THENCE NORTH 15° 07 00" EAST 115.77 FEET; THENCE
_NORTH 63° 40' 08" WEST 27.03 'FEET; THENCE NORTH 26° 19' 52° EAST 47.00 37
_FEET TO THE NORTHEASTERLY LINE OF SAID PARCEL 2; THENCE NORTH = -‘

~63° 40.08" WEST 129.00 EEET ALONG SAID NORTHEASTERLY LINE:TO THE,

- MOST 'NORTHERLY CORNER OF SAID PARCEL 2; THENCE ALONG THE
'EASTERLY ANDNORTHEASTERLY LINES OF SAID PARCEL::3» AND:SAID
- MOST EASTERLY LINE, THE FOLLOWING COURSES: SOUTH 26° 19' 52" WEST
- 4700 FEET, SOUTH 63° 40' 08" EAST 56.46 FEET AND SOUTH 15° 07 00" WEST a4

SET TO THE TRUE POINT OF BEGINNING.

* EXCEPTING FROM A PORTION OF SAID LAND, ALL OF THE MINERALS AND 47 -
MINERAL ORES. OF EVERY, KIND AND CHARACTER, WITHIN OR ~ 48

* UNDERLYING SAID LAND OR THAT MAY BE AT ANY TIME PRODUCED o
THEREFROM INCLUDING, WITHOUT L IMITING THE GENERALITY OF THE N

. FOREGOING; ALL PETROLEUM, OIL, NATURAL GAS AND OTHER sy
HYDROCARBON SUBSTANCES AND ALL PRODUCTS DERIVED THEREFROM, 53
' TOGETHER WITH ALL RENTS, ROYALTIES AND OTHER BENEFITS ARISING 54

EXHIBIT B - Page 1
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- 'UNDER 'ANY EXISTING OR FUTURE LEASES OR OPERATING OR OTHER
' CONTRACTS OR AGREEMENTS IN CONNECTION THEREWITH; AND. THE ...

EXCLUSIVE AND PERPETUAL RIGHT OF INGRESS AND EGRESS BENEATH .
' THE SURFACE OF SAID LAND TO EXPLORE FOR, EXTRACT, PRODUCE, MINE
~ AND REMOVE THE SAME AND TO MAKE SUCH USE OF THE SAID LAND

_ BENEATH THE SURFACE AS'IS 'NECESSARY OR USEFUL, IN CONNECTION

" THEREWITH, WHICH USE-MAY INCLUDE LATERAL OR SLANT DRILLING

BORING, DIGGING OR “SINKING :OF WELLS, SHAFTS OR" TUNNELS

Q001N BN —

PROVIDED, HOWEVER,  THAT ' SAID FIRST PARTY, HER HEIRS, ASSIGNS,:

2.,

LESSEES AND/OR CONTRACTEES, SHALL NOT, IN THE EXERCISE OF ANY OF

SAID RIGHTS, MAKE USE OF THE SURFACE OF SAID LAND AND SHALLUSE- - |3
REASONABLE CARE NOT TO. DISTURB THE SURFACE OF SAID LAND OR .. .- 14
ANY. IMPROVEMENTS THEREON; AS.EXCEPTED AND RESERVED BY - . 15
MARGARET F, SLUSHER, A :WIDOW, IN DEED RECORDED MAY 4, 1955 IN C. 16
BO‘QK476,72,1?P§GE§4¢,OFFICI'ALREQQ&DS,, R R AT

ALSO EXCEPT AN UNDIVIDED ONE H
A RO.EUM. ASPHALTUM, GAS AND OTHER KINDRED:SUBSTANCES ..

HALF INTE

VCAICH NOW ARE OR MAY HEREAFTER BE IN, ON OR UNDER AN

OF SAID LAND, ADJUDGED TO BE OWNED BY EUGENE OVERTON, - ..~ 23
INDIVIDUALLY AND AS TRUSTEE, SECURITY PACIFIC NATIONAL BANK, A~ * 24
NATIONAL ‘ BANKING: ASSOCIATION, AS. TRUSTEE, MATTHEW EDWARD: .. 25
ENTERED SEPTEMBER 18,1969, IN CASE NO. 852,793 'SUPERIOR COURT, LOS.. .
ANGELES, AND RECORDED MARCH 3, 1978 AS INSTRUMENT NO. 78:237175, o

OVERTON; EVERETT R. SMITH AND GORDON K.

RIGHTS OF SURFACE- AND SUBSURFACE ACCESS WITHIN 500 FEET OF TH

AND, WERE - RELINQUISHED EXCEPT. FOR - THOS
AREA ‘AND*SLUSHER 29 WELLWORKING “AREA IN THE SETTLEMENT
AGREEMENT - RECORDED JUNE. i5, 1983 AS INSTRUMENT: NO..83-673799,;.
OFFICIAL * RECORDS,:-AS . AMENDED' BY THAT CERTAIN' LAND: USE.
AGREE

EMENT DATED DECEMBER 12, 1985 AND RECORDED JANU ARY 21,1986 39

AS INSTRUMENT-NO. 8679568, OFFICIAL RECORDS. =~ * .0

<

17570, IN THE CITY OF SANTA FE SPRINGS, -
JGELES: STATE OF CALIFORNIA, AS SHOW ON 45
OK 196 PAGES 86 THROUGH 97 OF PARCEL M )
" THE OFFICE OF THE COUNTY RECORDER “OF SAID: COUNTY, TOGEIE®ES
WITH THAT PORTION OF PARCEL 2 OF SAID PARCEL MAP NO. 17570, ALSO" -

PARCEL ‘4 OF PARCEL MAP'NO
IN'THE COUNTY OF LOS A
THE MAP FILED IN BOOK

SHOWN AS PARCEL "C" ON THAT CERTAIN DOCUMENT ENTITLED, "GRANT - 50
OF WAIVER AND CERTIFICATE.OF COMPLIANCE", RECORDED QCTOBER 9, 517
1987 AS INSTRUMENT NO. 87-1625351, OFFICIAL RECORDS, DESCRIBED AS 52
FOLLOWS: | R LR

EXHIBIT B - Page 2 56
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0"

'BEGINNING AT THE NORTHEAST CORNER OF SAID PARCEL 4; THENCE

SOUTH 74° 53' 00" EAST 60.33 FEET ALONG THE SOUTHERLY LINE OF "

_ PARCEL 3'OF SAID PARCEL MAP NO. 17570 TO THE MOST EASTERLY LINE.
_ OF SAID PARCEL 3; THENCE SOUTH 15° 07' 00" WEST 8.14 FEET ALONG THE
' SOUTHERLY PROLONGATION.QF SAID MOST EASTERLY.LINE TO A LINE '~
~ PARALLEL WITH AND SOUTHERLY 8.14 FEET FROM SAID D SOUTHERLY LINE; =
THENCE SOUTH 74° 53' 00" EAST 248.25° FEET ALONG SAID PARALLEL'LINE = -~

TO THE SOUTHEASTERLY LINE OF SAID PARCEL 2; THENCE ALONG SADD * -

.. SOUTHEASTERLY: LINE AND 'SOUTHEREY “AND MOST WESTERLY LINES OF "' =
' SAID PARCEL 2, THE. FOLLOWING COURSES: 'SOUTH 26° 19’ 52" WEST 165. 66.
FEET, SOUTH 74° 53' 00" EAST 36. 17 FEET, SOUTH 15° 07' 00" WEST 37. 00 FEET,
NORTH 74°:53' 00" WEST 206. 41 FEET TO THE BEGINNING OF A TANGENT'
CURVE' CONCAVE NORTI-IERLY HAVING - A~ RADIUS OF . :92.00. FEET,
WESTERLY 12.13 FEET ALONG SAID CURVE THROUGH A CENTRAL ANGLE =~
OF 7° 33' 25" NORTH 67° 19' 35" WEST 50.00° " TO THE BEGINNING OFA

TANGENT CURVE CONC

OF 36" 38' 32“
BEGINNING s

,7.

MINERAL "ORES OF | EVERY-__"
UNDERLYING SAID- LAND OR
THEREFROM INCLUDING,. WI! T LIV [HE
FOREGOING, ALL PETROLEUM," OLL, NATURAL - €

HYDROCARBON SUBSTANCES AND ALL PRODUCTS DERIVED THEREFROM,j o
1 ALL REN /ALTIES AND OTHER BENEFITS ARISING

E LEASES OR- OPERATING .OR OTHER .
INGRESS AND EGRESS BENEATH;”}” |
EXTRACT, PRODUCE, MINE'fj;

s N, CONNECTION THEREWITE

PROVIDED, HOWEVER, THAT SAID FIRST PARTY, HER HEIRS, ASSIGNS,
LESSEES AND/OR CONTRACTEES SHALL NOT, IN THE EXERCISE OF ANY OF .
MAKE USE OF THE SURFACE OF SAID LAND AND SHALL USE

E CARE NOT:TO DISTURB ‘THE SURFACE -OF SAID- LAND: OR: -

NTS. THEREON; AS (EXCEPTED AND' RESERVED:"

PETROLEUM. ‘ASPHALTUM, GAS "AND OTHER KINDRED

WHICH NOW ARE OR MAY HEREAFTER BE IN, ON OR UNDER _ANY OR ALL
OF SAID LAND, ADJUDGED TO BE OWNED BY EUGENE OVERTON,

EXHIBIT B - Page 3

AVE SOUTHERLY HAVING A RADIUS OF 72.00 FEET, =
CURVE THROUGH A CENTRAL ANGLE
‘ POINT OF

' ANB CHARACTER WITH!N OR'::
T MAY ‘BE AT ANY TIME PRODUCED .

LUSHER, A wnow_lN DEED RECORDED MAY 4, 1955 IN

LAl 169130v2
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v t

' INDIVIDUALLY ‘AND ‘AS TRUSTEE; SECURITY PACIFIC NATIONAL BANK A

NATIONAL BANKING: ASSOCIATIQN AS ‘TRUSTEE, MA’ITHEW ‘EDWARD" « -

OVERTON EVERE'IT ‘R. SMITH:» AND GORDON K. SMITH, ‘BY DECREE - -
) SEPTE ,ER 18 1969 IN: CASE NO. 852 793 SUPERIOR COURT; LOS- .

»_"1978 AS INSTRUMENT NO 78 237179

RIGHTS. OF SURFACE AND. SUBSURF CE‘ ACCESS WITHID

PORTIONS OF SAID LAND DESCRIBED AS° SLUSHER''16W

LUSIVE OF PARCEL MAP. NO.
17570, IN THE CITY OF SANTA’FE SPRINGS, IN. THE .COUNTY OF LOS

ANGELES, STATE OF CALIFORNIA, AS SHOWN ON THE MAP FILED IN BOOK

196 PAGES 86 THROUGH 97 INCLUSIVE OF PARCEL MAPS, IN THE OFFICE OFv -

THE COUNTY RECORDER OF SAID COUNTY.

EXCEPTING FROM A PORTION OF SAID LAND, ALL OF THE MINERALS AND o

MINERAL. - ORES’-OF :EVERY: KIND; .AND 'CHARACTER, WITHIN OR
UNDERLYING ‘SAID LAND:OR THAT 'MAY BE AT ANY TIME: PRODUCED
- THEREFROM INCLUDING, WI'I‘H UTLMI‘JNG THE 'GENERAELT

FOREGOING, :ALL ‘ PE UM, .. ( '
HYDROCARBON SUBSTANCES AND ALL PRODUCTS DERIV]

TOGETHER WITH ALL RENTS 'ROYALTIES AND OTHER' BENEFITS ARISING |
UNDER ANY EXISTING OR FUTURE LEASES OR OPERATING: OR OTHER -

CONTRACT S OR "AGREEMENTS IN. CONNECTION THEREWITH, AND THE

PROVIDED HOWEVER, THAT SAID FIRST PARTY HER-HEIRS, ASSIGNS,

LESSEES ANDIOR C.NTRACTEES SHALL, NOT, IN THE EXERCISE OF ANY OF_

ANY _, IMPRO"“ IMENT,

BOOK 47672 PAGE 344, OFFICIAL RECORDS.

EXHIBIT B - Page 4
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'SURFACE OF "SAID ‘LAND, WERE RELINQUISHED EXCEPT FOR THOSE._ e
VELL WORKING-.
AREA AND SLUSHER 29 WELL WORKING AREA IN THE SETTLEMENT .
AGREEMENT RECORDED: JUNE. 15, 1983 AS. INSTRUMENT NO. 83- 673799,
OFFICIAL RECORDS AS=- AMENDED BY"'_I‘HAT CERTAIN - LAND USE.. .
NTDATE '"1985ANDRECORDED JANUARY 21, 1986:'

ALITY-OF THE =
‘NATURAL GAS AND OTHER-: .

AND' PERPETUAL. RIGHT OF INGRESS' AND'EGRESS BENEATH
THE URFACE OF SAID LAND TO.EXP! RELFOR EXTRACT, PRODUCE, MINE .
AND REMOVE THE-SAME -AND: TO-MAKE SUCH 'USE OF THE SAID. LAND * .
BENEATHTHE ‘SURFACE AS IS NECESSARY OR USEFUL; IN CONNECTION: .
THEREWITH, WHICH USE MAY: INCLUDE LATERAL ‘OR SLANT DRILLING, * :
BORING, DIGGING OR SINKING OF WELLS, SHAFTS ‘OR" TUNNELS,

MARGARET F. SLUSHER, A WIDOW, IN:DEED RECORDED MAY 4 1955 IN_-.. o

LAl 169130v2



E ALSO EXCEPT AN UNDIV[DED ONE HALF INTEREST IN AND TO ALL OILS, .

PETROLEUM,;- _ASPHALTUM, GAS. "OTHER KINDRED SUBSTANCES, L
A BE IN, ON OR UNDER ANY OR ALL .
. OF SAID LAND, ADIUDGED TO BE OWNED ‘BY® EUGENE- :OVERTON, .
INDIVIDUALLY AND AS TRUSTEE, SECURITY PACIFIC NATIONAL BANK; A e
" NATIONAL BANKING ASSOCIATION, AS TRUSTEE, MATTHEW: EDWARD
OVERTON, “EVERETT" R. , SMITH ;AND, GORDON K. SMITH, BY DECREE ;
\ CASE NO. 852 193 SUPERIOR ‘COURT, LOS .. .
UMENT NO 78-237179 AR

. WHICH NOW ARE OR MAY HERE A

ENTERED SEPTEMBER 181969,

ANGELES, AND RECORDED MARCH 3, 1,978-* AS’
OFFICIAL RECORDS ‘

RIGHTS OF SURFACE AND SUBSURFACE ACCESs Wit

AGREEMENT RECORDED JUNE 15, ‘1983 AS:INSTRUMENT NO. 83-673799,

OFFICIAL RECORDS, AS AMENDED BY THAT CERTAIN LAND USE: . .
AGREEMENT DATED DECEMBER '12,.1985-AND RECORDED JANUARY 21, 1986

AS INSTRUMENT NO _ 86-79568 OFFICIAL RE

PHASE I~

PARCEL A

PARCELSZ 4,5:6,7,8, 9AND100FPARCELMAP NO 18640, IN THE CITY OF
SANTA FE SPRINGS, IN THE COUNTY OF LOS'ANGELES, 'STATE OF . ..
GES 44 THROUGH 57 OF .
TY RECORDER OF SAID:...

'CALIFORNIA, AS PER MAP FILED IN BOOK 224
PARCEL MAPS‘IN THE OFFICE.OF THE CO

COUNTY, AS AMENDED BY.CERTIFICATE. OF:‘CoRRECTION DATED MARCH:
13, 1990 AND RECORDED, MARCH 19, 1990 &S ENT NO. 90436544, -
OFFICIAL RECORDS: e

EXCEPT FROM- A PO'_ OF 'S LAND AL

" HYDROCARBON SUBSTANCES AND OTHER' Al » :
LAND LYING BELOW. A DEPTH OF 500 FEET MEASURED VERTICALL

THE SURFACE THEREOF, WI'I‘HOUT THE :RIGHT OF SUl

THEREON AS RESERVED BY. "GEARY

83 1534647 OFFICIAL. RECORDS

BY A QUITCLAIM 'DEED RECORDED DECEMBER 30 1985 AS: INSTRUMENT |
/ AVENUE OIL & GAS.CO., LTD.

"MINERAL- 'RIGHTS LYING BELOW A

H ‘THE' SURFACE OF SAID LAND TO THE
REDEVELOPMENT AGENCY OF THE CITY'Of -fSANTA FE SPRINGS, A PUBLIC'

NO. 85-1537960, OFFICIAL RECORDS ‘G
RELINQUISHED ‘ALL. MINERALS AND"N
* DEPTH. ‘OF. 500 FEET BENEA

BODY, CORPORATE AND POLITIC.

EXHIBIT B - Page 5
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SOOFEETOFTHE..__.' -
SURFACE OF SAID' LAND,. _WERE - RE QUISHED EXCEPT FOR: THOSE
PORTIONS OF SAID LAND DESCRIBED AS SLUSHER 16 WELL: 'WORKING. - -
AREA AND SLUSHER 29 WELL “WORKING “AREA-IN THE : . SETTLEMENT -

RFACE ENTRY
VENUE OIL AND GAS COMPANY,
LTD., IN'A DEED RECORDED DECEMBER 28, 1983 AS INSTRUMENT NO.
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' THAT MAY NOW OR THAT MAY

| PARCEL B:

S '
BY A QUITCLAIM DEED RECORDED DECEMBER 30, 1985 AS INSTRUMENT

~ NO. 85-1537989, OFFICIAL RECORDS ‘-AND RECORDED MARCH 11, 1986 °AS . 7
INSTRUI\/IENT NO. 86- 307088, - OFFICIAL.. . RECORDS, REDEVELOPMENT' S

AGENCY OF THE CITY OF SANTA FE SPRINGS, RELINQUISHED ALL RIGHT, )

TITLE AND ‘INTEREST NOW OWNED ORHEREA " ACQUIRED ‘IN' ALL

MINERALS AND MINERAL' RIGHTS 'LYING. BELOW A DEPTH OF FIVE: - o

HUNDRED FEET (500') BENEATH THE SURFACE INCLUDING WITHOU'T .
-_LIMITATION BY REASON OF THE GENERALITY OF THE FOREGOING AL‘L
~_OIL, GAS AND OTHER HYDROCARRBON: SUBSTANCES; WITHOU‘T RIGHT: OF
' ‘SURFACE ENTRY TO SAGE ENERGY COMPANY ATEXAS CORPORATION o

ALSO EXCEPT THAT PORTION OF SAID LAND LYING BELOW A DEPTH OF L
- 500 FEET: MEASURED VERTICALLY FROM THE SURFACE THEREOF; AS TO
. THAT. CERTAIN FIVE ACRE PARCEL OF,LAND DESCRIBED IN THE DEED
- FROM GEORGE PARKER RYAN, TRUSTEE OF THE GEORGE RYAN TRUST;: . ¢
RECORDED JANUARY 15, 1970 AS:. INSTRUMENT .NO. 3699 SAID+ DEED:":- e
= PROVIDES "WITHOUT RIGI-IT OF SURFACE ENTRY ' L

CONTAINED OR DEVELOPED IN, UPON, FROM OR UNDER, OR’ THAT MAY BE.‘a
MINED, EXTRACTED, PUMPED OR WITHDRAWN IN, ANYWISE, FROM SAID
FIVE. ACRE PARCEL, TOGETHER wrrH THE RENTS, ROYALTIES AND-:f.
BONUSES THAT MA‘**:BE HEREAFTER. - RECEIVED THEREFROM AS_

" RESERVED BY WILLI‘ (. MATT ND GERT S
"~ RECORDED AUGUSTl 1922 INB.OK 1332 PAGE 51 o”

THAT PORTION O ARCEL 2 OF PARCEL MAP NO.
SANTA .FE SPRINGS, It :*COUNTY. *OF /LOS .
CALIFORNIA, ‘AS ‘SHOWN ON THE MAP-FILED ING.
THROUGH 97 OF PARCEL MAPS, IN THE OFFICE ¢ OF THE co .
OF SAID COUNT,_ =,‘ALSO SHOWN. AS, PARCEL "B" ON!'

NTITEED, "GRANT. OF . WAIVER = AND “CERTI
 COMPLIANCE", RECORDED OCTOBER 9, 1987 AS INS'V. RU
87-1625351, OFFICIAL RECORDS, DESCRIBED ASFOLLOWS:

COMMENCING AT THE NORTHEAST CORNER OF PARCEL 4 OF SAID PARCEL '
MAP NO. 17570; THENCE SOUTH 74°53' 00" EAST 60.33 FEET ALONG THE
SOUTHERLY LINE OF PARCEL 3 OF SAID PARCEL MAP NO. 17570 TO THE
MOST EASTERLY LINE OF SAID PARCEL 3; THENCE SOUTH 15° 07' 00" WEST
8.14 FEET ALONG THE SOUTHERLY PROLONGATION OF SAID MOST
EASTERLY LINE TO A LINE PARALLEL WITH AND SOUTHERLY 8.14 FEET

EXHIBIT B - Page 6
‘ . LA1 169130v2
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" FROM SAID SOUTHERLY LINE; THENCE SOUTH 74° 53'00" EAST 61.67 FEET.

~ ALONG SAID PARALLEL LINE TO THE TRUE POINT OF BEGINNING; THENCE

NORTH 15°07 00" EAST 31,14 FEET; THENCE SOUTH 74° 53:00" EAST 36.00 = -

-~ FEET. THENCE NORTH 15°07'00" EAST115.77 FEET; THENCE NORTH ey

© 63°40' 08" WEST 27.03 FEET; THENCE NORTH 26°19"52" EAST 47.00 FEET TO g
" THE NORTHEASTERLY LINE OF SAID PARCEL 2; THENCE ALONG SAID
' NORTHEASTERLY LINE AND THE SOUTHEASTERLY LINE OF SAID ‘PARCEL

2, THE FOLLOWING COURSES: .SOUTH-63°40' 08" EAST 236:31. FEET, SOUTH =" %
26° 19" 52" WEST 47.00 FEET, NORTH 63240 08" WEST 33.00 FEET AND SOUTH * .

26° 10 52* WEST 114.82 FEET TO SAID PARALLEL: LINE; THENCE NORTH =
74° 53 00" WEST 186.58 FEET ALONG SAID PARALLEL LINE TO THE TRUE

EXCEPT. AN UNDIVIDED ONE ‘HALF INTEREST-IN:AND TO- ALL oIS, -
' PETROLEUM, ASPHALTUM, GAS AND OTHER :KINDRED _SUBSTANCES "~ -~
* WHICH NOW ARE OR MAY HEREAFTER BE IN;ON OR UNDER ANY OR ALL =
OF SAID LAND, ADJUDGED TO BE “OWNED "BY EUGENE, OVERTON,
INDIVIDUALLY AND:AS TRUSTEE, SECURITY PACIFIC NATIONAL BANK; A’
NATIONAL BANKING ASSQCIATION, AS' TRUSTEE, MATTHEVY OWARD.
OVERTON; :EVERETT. R. SMITH AND GORDON ‘K. SMITH; BY .DECREE
ENTERED SEPTEMBER .18, 1969, IN CASE NO. 852,793 SUPERIOR-COURT, LOS. ...

_ _ - TRUMENT NO. 78-237179,. . =

PARCELC:. . -

PARCEL 15 OF PARCEL MAP NO 17570, IN THE CITY.OF SANTA FE SPRIN
IN THE COUNTY OF LOS ANGELES, STATE ‘OF CALIFORNIA, AS SHOWN

MAP FILED IN BOOK 198 PAGES 86 THROUGH.97.INCLUSIVE ‘OF PARCEL 33
MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY. =~ * 3%
EXCEPT AN UNDIVIDED ONE HALF INTEREST INAND TO ALLOLLS, 32

" PETROLEUM, ASPHALTUM, GAS AND OTHER KINDRED SUBSTANCES SEL 36

OF SAID LAND, ADJUDGED TO. BE®!

.BE IN, ON OR-UNDER ANY OR ALL 37
VED BY EUGENE OVERTON, '~ -~ 7 38

INDIVIDUALLY AND AS TRUSTEE, SECURITY PACIFIC NATIONALBANK, A = 39
NATIONAL BANKING ASSOCIATION, AS TRUSTEE, MATTHEW EDWARD:: ;- . 40
OVERTON;, EVERETT R. SMITH AND GORDON' SMITH, BY'DECREE - .-, - &, 41
ENTERED SEPTEMBER 18, 1969, IN CASE NO. 852,793 SUPERIOR:COU] T,LOS. 42

ANGELES, AND RECORDED MARCH 3, 1978 AS INSTRUMENT NO. 78-237179, = 43
OFFICIALRECORDS .~ B e PR

EXHIBIT B - Page 7 | 56
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AND CONFIRMATION OF LEASE TERMS

. Reference is m e'to that certam lease (“Lease”) dated December 2003 between
", County of Los Angeles;:a'body-politic. and corporate (“Tenant”), and SFSHP Investors LLLC, &
" Delaware Limited Liability: Company (“Landlord”) -whereby. Landlord leased to Tenant and -

" Tenant leased from Landlord certain premises.in the buxldmg located at: 10430 Slusher Dnve

Santa Fe Sprmgs California (“Premrses”), ,

Landlord and Tenant hereby acknowledge as follows

OB Landlord dehvered possessron of the Prenuses to Tenant m a Substantrally ;

Complete condmon on 2004 (“Possessron Date”), TN

- (2) Tenant has accepted possessron of the Premtses and now occupxes the
same;

(3)  The Lease commenced on _ , 2004 (“Commencement Date™);
(4)  The Premises contain 45,290 rentable square feet of space; and

5) Basic Rent Per Month is $28,985. 60 per. month (adjustable only as
provided in Exhibit F of the lease).

IN WITNESS WHEREOF, this Memorandum is executed this ___day of
, 2004. . '

1 “Tenant” ' ' ‘ “Landlord”

COUNTY OF LOS ANGELES, ~SFSHP vestos L, LIC,
a body politic and corporate » a Delaware limited liability company

| By: MS Heritage Manager, LLC,
a Delaware limited liability company, its

By: - : Manager
Name: e o ‘
Its: __ By:
’ Name:
Its:

EXHIBIT C - Page 1
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T
EXHIBITD

<. Excluding the space used as warehousq_éﬁd storage the Landlord shall supply,

cooling, ventilating and heating with capacity'to produce the following results effective .

during Normal Working Hours established by the Lease and within tolerances normal i ..
comparable office buildings; imaintenance of inside space conditions of not greater than ..~ " .~
78 degrees Fahrenheit when the outside air temperature:is not more than 93 degrees .. ... ...

Fahrenheit dry bulb and 70 degrees Fahrenheit wet bulb, and not less than 70 degrees . . -
Fahrenheit when the outside air temperature is not-lower than 42 degrees Fahrenheit dry

bulb. Interior space is designated at a rate of one zone for approximately each 1,000
© square feet and one diffuser for each 200 square feet of usablesquare footage within'the
Premises. If energy requirements prohibit Landlord:from complying with these

modifications. -

requirements, Tenant shall not unreasonably withhold its consent to temporary waivers or -

- 'EXHIBIT D -Page 1
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0. '
EXHIBIT E | |
OFFICE CLEANING AND MAINTENANCE SCHEDULE '?':.L ‘
. DAILY (Monday through Fﬂday) L

A. Carpets: vacuumed e e

B. Composition: floors dust-mop "_d; e LRI S L e
C. Desks, desk accessories and office fumrture du'Sted; Papers and folders left.on
desk notto be moved. R
D.. Waste baskets, other trash receptacles einptied.

E. Chairs and waste baskets returned to proper position.

F. Fingerprints removed from glass doors and partitions. -

G. Drinking fountains cleaned, sanitized and polished.

H. Lavatories,. tonlets and tonlet rooms cleaned and mopped. Toilet supplies -
“teplenished.: - _

«I: Bulb.and: tube replacements as requtted e ' ' ‘

- ). Grafﬁu expunged as needed ‘within'two (2) workmg days after notlce by
Tenant : ‘

B Wmdow s1lls, ledges and
MO Y S

C Upholstered furni It !
D. -Picture: meldmg»s and fram‘ dusted.
- E.:Wall:-vents and ceiling vents
F. HVAC chiller water, checkcd

:for _ acterla, water condtuoned as necessary

QUARTERLY

A. Light fixtures cleaned and dusted but not less frequently than Quarterly'
B. Wood furniture polished. -

C. Drapenes or mini-blinds cleaned as requlred, but riot less frequently than
Quarterly.

D. HVAC units serviced for preventatlve maintenance purposes, all ﬁlters u
changed.

'SEMI-ANNUALLY -
A. Wmdows washed as requlred inside and outside but not less frequently than
twice annually.

B. All painted wall and door surfaces washed and stains removed.
C All walls treated with vinyl covering washed and stains removed.

EXHIBIT E - Page 1
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"

ANNUALLY

A. Fumiture Systems and any other fabric or upholstered surfaces including
. chairs, couches, walls, etc., spot cleaned, or if determined to be necessary in

Tenant’s sole discretion, professionally cleaned in their éntirety using a water " -
extraction system. ' S ’
B. Bathroom and any other ceramic tile surfaces professionally cleaned using a
hand scrub process: All grout and-porous sutfaces resealed with ‘a professional
grade sealant. - oo S
C. Touch-up paint all interior-p
-existing. B S N
D. Carpet professionally spot cleaned as required to remove stains. . -+ -

AS NEEDED .- -

__.'nt:ea surfaces in a color aﬁd finish to »rﬁatch'- .

A. Premises and the sidewalks, driveways, parking areas and all means of access

safe condition at all times. e
'B. All lawns, shrubbery and foliage on the grounds of the Premises should-be’

maintained.in good condition and neat in appearance:-Grass and shrubbery must
be replanted as needed to maintain the grounds‘in good dppearance and condition.
C. Carpets to be cleaned using a non-detergent, low moisture, soil encapsulation
system as recommended by the carpet manufacturer. The following schedule will
be maintained for carpet cleaning: (i) heavy traffic areas as needed with'a,
mninimum frequency.of bi-monthly {six (6) times per year]; (ii) moderate traffic
areas cleaned asneeded with a minimum of once every six (6) months [two @)
times per year}; and (iii) clean light traffic'areasa ‘minimum of-once per year.
Landlord agrees that bonnet cleaning is not an acceptable method of cleaning

and egress for the Premises:should be maintained in good repair, andin clean'and

D. All walls repainted and wall coverings replaced throughout the Premises. The

or semi-gloss as directed by Tenant and in a color

paint finish should be eggs
acceptable to Tenant.. In-no.event will Landlord t tore

wall coverings more than one (I) fime in afive (5) year period (the:-r
“Occurrence”). The initial tenant improvements completed tior to Tenant’s

t will Landlord be required-to repaint or replace

occupancy or as a-condition to the renewal of the Lease shall not constitute and
Occurrence for the purpose of determining the frequency of this work: 7 -

GENERAL
Landlord shall, upon request of Tenant, produce written service contracts as

evidence of compliance with the terms of this Cleaning and Maintenance
Schedule. : T S S

EXHIBIT E - Page 2
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EXHIBITF -

RENT SCHEDULE

Year 1 $0.64 per square foot
Year 2 $0.66 per square foot
Year 3 $0.68 per square foot
Year 4 $0.70 per square foot
Year 5 $0.72 per square foot
Year 6 $0.68 per square foot .
Year 7 $0.70 per square foot
Year 8 $0.72 per square foot
Year 9 $0.74 per square foot
Year 10 $0.76 per square foot
First Option Period ‘

Year 1 $0.78 per square foot
Year 2 $0.80-per square foot -
Year 3 $0.82 per square foot
Year 4 '$0:84 per squareifoot -, :
Year 5 $0.86 per square foot
Second Option Period

Year 1 $0.88 per square foot
Year2 $0.90 per square foot.
Year 3 $0.92 per square foot
Year 4 $0.94 per square foo
Year 5 '

$0.96 per square foot .

EXHIBIT F - Page 1
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ADDENDUM TO LEASE AND ALTERNATIVE PROVISIONS

For

COUNTY OF LOS ANGELES -
CHIEF ADMINISTRATIVE OFFICE - -
LEASE AND AGREEMENT .



- 1. Addcndum 10- Lease

TABLE OF CONTENTS

- New: Section 34 Optlon to Re ew ..
. New Section 35 - _RESERVED:......cc50 00t
New Section. 36 Optlon to Purchase the Property




ADDENDUM'TO LEASE

P THIS ADDENDUM TO-.LEASE. (“Addendum”) is attached to and constitutes an i.nte‘gralv
part of the Lease between SFSHP INVESTORS I, LLC, a Delaware Limited Liability Company,

as Landlord, and County of Los Angeles, a body politic and corporate, as Tenant; *The:terms of

this Addenduni shall be incorporated in+the Lease for all purposes. All words and phrases not
specifically defined in this Addendum shall have the same meaning as in the Lease. © -~ '

The following new Sections are hereby added to the Lease which state in their entirety as
follows: e

34.  New Section 34 - Option to Extend. A new Section 34 hereby is added 1o the
Lease which states in its entirety as follows:

» (a) Terms of Options. Provided that no material Default has occurred and 1s
continuing under the Lease at the time the option is exercised, Tenant shall have two (2) options
1o renew this Lease for an additional period of sixty (60) months each (respectively, the “First
Extension Term" and the " Second Extension Term", and collectively, the " Extension Term(s)").
Rent during any extension term shall be payable as set forth in Exhibit F to the Lease. '

o (b)  Exercise of Option. Tenant must exercise its options to extend this Ijeaée '
by giving Landlord written notice of its election to do so no later than one hundred eighty (180) -
days prior to the end of the initial Term, or the First Extension Term, as applicable. S

©) Terms and Conditions of Extension Terms. The Extension Terms shall be
on all the terms and conditions of this Lease, including Basic Rent [except that Landlord shall
have no additional obligation for free rent, leasehold improvements or for any other tenant
inducements for the Extension Terms] provided that Tenant's early termination right described in
Section 4(d) shall require that the applicable written notice be given on the first day following
the first twenty-four (24) months of each option period, and that the effective date of any such
termination be at least 120 days thereafter. In no event shall Landlord be responsible for
payment of any brokerage fees or commissions to any broker or finder retained by Tenantor
representing Tenant. - '

35. RESERVED.
36.  New Section 36 - Option to Purchase all of the Landlord’s interest in the Ground

lease (including any improvements). A new Section 36 is hereby added to the ] ease which
states in its entirety as follows: '

(@) (i) Landlord has informed Tenant of its intent to sell the Center to Argus
as described in Section 32 of the Lease. Should the sale to Argus occur and provided that the
Landlord has not given written notice that a material Default has occurred and is continuing
under the Lease at the time the Notice of Intent (as defined below) is given, Tenant shall, subject
to the terms of this Section, have the option to purchase the Landlord’s ground lease interest and
improvements in the Premises (which is described in Exhibit A hereto) on the terms and ,
conditions herein set forth for a purchase price of Two Million Seven Hundred Thousand Dollars
($2,700,000.00) plus any unamortized amounts of Additional Tenant Improvement Allowance
and the Change Order Allowance (the “Purchase Price"), at any time between the eighteenth
(18“‘) and '_thirtieth'(30'h) months of the initial Term of this Lease. If Tenant intends to exercise
this option, it shall give written notice of such intention to Landlord (the “Notice of Intent™), .
stating the proposed closing date of the sale (the “Closing Date”), which shall be at least ninety
(90) days, but not more than six (6) months thereafter. Tenant shall enclose with the Notice of



Intent the proposed form of a written p,urcha:s_e’ and sale agreement and escrow instructions in the

form then customarily used by Tenant (the “Purchase Contract”). Landlord and Tenant shall- - . . -
thereafter use good faith efforts to mutually agree to the final form of the Purchase Contract by - -
which Landlord shall agree to convey the property and Tenant shall agree to purchase the

. property for the Purchase Price on or before-the Closing Date on the terms and conditions set- =
forth herein: :Landlord and Tenant shall execute such Purchase Contract thereafter'and delivera: ...
copy thereof'to:an-escrow holder selected by Tenant. Escrow fees shall be shared equally by .2
both parties. : Prorations.of ‘expenses of the property and thé payment of closing costs'shallbe .. = o
shared. in-accordance with.the custom then prevailing in Los' Angeles Cotinty €xcept as otherwise. . -
provided herein.- The terms:of;this.Lease shall continue to be ini‘ éffect until the Closing Date of - . .-

Tenant’s purchase-of thef»property;._at_whi'clhf.fti'mcf this Lease shall be automatically terminated, If- -

for any reason the escrow is cancelled, this Lease shall continue to be in effect:

(ii) Should the sale by Landlord to Argus not occur, Tenant shall, in lieu
of the option described in the immediately preceding paragraph, have the option to purchase the
Landlord’s ground lease interest and improvements (which is described in Exhibit A hereto) on
the terms and conditions herein set forth for a purchase price of Two Million Seven Hundred -
Thousand Dollars ($2,700,000.00) plus any unamortized amounts of Additional Tenant
Improvement Allowance and the Change Order Allowance (the "Purchase Price") at any time
between the eighteenth (18™) and sixtieth (60™) months of the initial Term of this Lease. If
Tenant intends to exercise this option, it shall give written notice of such intention to Landlord
(the “Notice of Intent”), stating the proposed closing date of the sale (the “Closing Date’’), which
shall be at least ninety (90) days, but not more than six (6) months thereafter. Tenant shall '
enclose with the Notice of Intent the proposed form of a written purchase and sale agreement and -
escrow instructions in the form then customarily used by Tenant (the “Purchase Contract”). :
Landlord and Tenant shall thereafter use good faith efforts to mutually agree to the final form of - -
the Purchase Contract by which Landlord shall agree to convey the property and Tenant shall ‘
agree to purchase the property for the Purchase Price on or before the Closing Date on the terms
and conditions set forth herein. Landlord and Tenant shall execute such Purchase Contract
thereafter and deliver a copy thereof to an escrow holder selected by Tenant. Escrow fees shall
be shared equally by both parties. Prorations of expenses of the property and the payment of
closing costs shall be shared in accordance with the custom then prevailing in Los Angeles
County except as otherwise provided herein. The terms of this Lease shall continue to be in -
effect until the Closing Date of Tenant’s purchase of the property, at which time this Lease shall .
~ be automatically terminated. If for any reason the escrow is cancelled, this Lease shall continue
to be in effect. If however, Landlord enters into a contract to sell the property to another party
other than the Argus Sale, the Tenant’s option to purchase shall revert back to the time period
specified in the Section 36(a)(i) of between the 18" and 30™ month of the initial Term of the
Lease. If such contract is executed on after the 30™ month of the initial Term of the Lease, the
Tenant’s option to purchase shall be terminated. o :

(b) The purchase shall be subject to (a) a review of the feasibility, zoning,
environmental, title and other matters affecting the property during a period of ninety (90) days
after execution of the Purchase Contract, and (b) approval of the proposed purchase of the
property by the Board of Supervisors and (c) the approval and consent of the ground lessor to
both the separation of the property from the balance of the Center controlled by the ground lease
and of the transfer of the leasehold interest in the property to Tenant. If Tenant is not satisfied
with the results of such review, in its absolute discretion, or if the purchase of the Property is not -
approved by the Board of Supervisors, the Purchase Contract may be terminated by Tenant by
written notice to Landlord with no further obligation or liability thereunder, in which event the
Lease shall continue in full force and effect. If the ground lessor does not provide the consent
and approval required in the preceding sentence, then either Landlord or Tenant can terminate .
the Purchase Contract by written notice to the other with no further obligation or liability
thereunder, in which event the Lease shall continue in full force and effect. Landlord shall
cooperate with Tenant by permitting access to the property for purposes of making such



inspections as are reasonable and customary z\mdi_vsﬁallﬁ deliver such information conceming the. - -
property as may be reasonably requested. | - P R LT

. . {c)-:..- Landlord shall convey good and marketable fee title to'the Landlor s
. ground lease iritsrest-and improvements to Tenant at the Closing and shall, at its expense;. :
to Tenant at the Closing, a standard coverage CLTA policy of title insuranice in the:ameunt ! f the

Purchase Price insuring that leasehold title is.vested'in Tenant stibject only to-such-mattersas
Tenant has approved or which otherwise affect the ‘property including; in all events;:the-ground-
Jease. Other than the obligation to.obtain the release of the prope: y"f‘rqm=-t‘any.==ﬁ=nan¢inggincuf,r}e'
by the Landlord that is secured by the property, Landlord shall have no obligation'to cure:any ... -
other title exceptions. ‘Except as set forth above, the sale of the Landlord’s ground lease:interest . - o

L

-

and improvements shall be on an “as-is” basis.  ~ e




LANDLORD’S WORKLETTER

© For
'COUNTY OF LOS ANGELES

" CHIEF ADMINISTRATIVE OFFICE :
LEASE AND AGREEMENT

: ‘_-DEPARTMENT' I{EALTI-I SERVICES (Emergency Medlcal Servnces Agency), as Tenant
LANDLORD SHSHP INVESTORS L LLC a Delaware lelted Llablllty Company .




LANDLORD'S'WORK LETTER

‘This Work Letter supplements the Lease (the “Lease”) dated Décember ____, 2003,
executed concurrently herewith, by and between SFSHP INVESTORS 1, LLC, a Delaware
.. Limited Liabilitv Company as Landlord, and COUNTY OF LOS ANGELES as Tenant, covering

certain Premises described in the Lease. Terms capt
have the meanings ascribed to them in the Lease.

The parties hereby agree as fbliows: :

talized but not otherwise defined herein shall

1. Basic Work Letter Information. The following terms as used herein shall have the
meanings provided in this Section unless otherwise specifically modified by provisions of this

Work Letter,

(a) Base Tenant Improvement. = -
Allowance R

(b) Addiﬁonal Tenant Improvement
~ Allowance
© Max1mum Change Order
““:-Allowance o

(d) Additional Tenant Improvement
and Change Order Amortization
Rate: '

(e) Basic Rent Reduction

(f) Tenant's Work Letter
Representative

(g) Landlord's Work Letter
Representative

(h) Landlord's Address for Work Letter

Notice

. $85,000.00 ($1.88 per rentable square foot)

$500,000 ($11.04 per rentable square foot).

“ $10.000.00 ($.22 pér rentible square foot) ;-

- (i) Payable in a lump surﬁ payment within

thirty (30) days after the Commencement
Date; or upon a finalized accounting of all
Tenant Improvements having been provided

.. by Landlord and reviewed by the County,

whichever first occurs; or

(ii)8.0% per annum payable monthly over
the first 60 months of the lease (provided
that after the 36™ month, Tenant shall have
the option to pre-pay in a lump-sum the
unamortized portion). Furthermore, if
Tenant exercises its Option to Purchase (as
described in Addendum to Lease Section
36), the unamortized portion shall be added
to the Purchase Price. '

n/a and n/a /100 Dollars ($ 0) per month

Thomas Shepbs '
Jeff Dritley

SFSHP INVESTORS I, LLC -

C/O Keamy Real Estate Company
Attn: -Jeffrey Dritley _

1900 Avenue of the Stars, Suite 320
Los Angeles, CA 90067

CONAUN B W -



(i) Tenant's Address for Work Letter ' Board of Supervisors
Notice ‘ , Kenneth Hahn Hall of Administration,
co g ’ Room383 .. ...
500 West Temple Street .~ -
- Los Angcles,_-@alifqmia' 90012

'Witﬁacopf tor .
' hiof Administrative Office
- Real Estate Division. . R S

- . 222 South Hill Streg t, 3" Floor

" Los Angeles, Cali_,fomi_a_9()012-w-x;f
Attention: Director of Real Estate

(j): Addenda ~ . .. o . Addendum A: Base Biiilding Improvements
S o Addendum B: "_I‘.cn_hntfl}mp‘r“ovements. .
L Addendum C: Form of Budget -
* - Addendum D: Costs of ‘Tenant’

2. Construétion of the Building.

2.1 Base Building ImpfOQiéments' Landlord :has;congtruc;g(.l,or shall gonStrﬁét the base.

Building jmprovements as a part of the Building described on Addendum A hereto (the "Base. .
Building Improvements”). “To the extent that the Base ‘Building Improvements must be changed
‘or added to in order to accommodate the special needs ‘of Tenant in the Premises, such:changes -
or-additions shall be considerg:d;{l.‘énéntfIinprovement's (as defined below) only to the extent such
changes or additions are specifically describedin Addendum B hereto. ~ e T T

2.2 Additional Costs Not Tenant Improvement Costs |

" (a) In the event that the Bmldmgasmmallyconstructed es 1ot COIT ,
-current life-fire safety codes, disabled access -codes (including, without tation, the:ADA),:.

- and/or earthquake safety codes, aﬁd_gl;;andlord"incuts;ineggasgd'deslgn o

would not have incurred had the Building been in compliance with suc

_ : 1 codes, such costs-shall
“not be included in the calculation of Tenant Improvement Costs as defin

below and Tenant

_shall have no financial responsibility for such costs. However, Landlord shall not be responsible. ..

“for the cost associated With’_.seismic"; upgrades necessary to meet the building’s compliance to the
i,current_Los‘ Angeles County Building Code requirements for essential facilities.. - ) .

e “(b) ",.'.Any Work théi’L;ihdlord{t_nUst undertaketo cétis%'tﬁé'i?remi%;es;t_o complythh :

- the access requirements of the ADA of'make existing b;iilding.sy'sitems',ﬂ'irjclung, but not.

" Jimited to, electrical service and HVAC equipment; fully operational shall be at Landlord's sole -

e cost and expense. Tenant Improvement Costs shall not include any costs associated with:(i) -
- asbestos abatement or compliance with the Hazardous Material§ provision of the Lease, -

. including all expenses associated with curing any "Sick Buildipg:§yndrqmes", (i) fire sprinkler

- system installation or upg ade, (iii) conversion of air conditionin s-ys’tém‘s*-‘t()f-eliminate use of
_- CFC refrigerants that are harmful to the atmosphere, (iv) utility costs incurred duding .~ ..
~ construetion, (V) costs incurred in order to cause the Premises to comply with any: mechanical or

electrical requirements set forth'in the Lease, or (v) supervision or overhead costs of Landlord.

construction costs.that it



R

- 3. Selection of Architect and Engineer. Landlord shall promptly solicit at least two (2)
proposals from qualified licensed architects (" Architect”) and engineers ("Engineer”), if only

. -required as mutuelly determined by Landlord and Tenant, familiar with all applicable laws and
building requirements detailing a scope of work sufficient to complete the Working Drawings as
defined below. If required, the Architect and the Engineer shall be selected by Landlord subject
to Tenant's consent, which consent shall not be unreasonably withheld, and which consent (or .
refusal to consent for reasonable reasons) shall be granted within three (3) business days after
Landlord has submitted the name of the Architect and the Engineer to Tenant together with
detailed proposals outlining the cost for design/engineering services. This procedure shall be
repeated until the Architect and the Engineer isate finally approved by Tenant and written
consent has been delivered to and received by Landlord. :

4. Selection of Contractor. The Final Plans, as defined below, and a proposed construction
contract approved by Tenant, shall be submitted to:contractors, selected by Landlord and
approved by Tenant, sufficient in riumber so that'a minimum of two (2) bids are received. Each -
approved contractor shall be requested to submit a'sealed fixed price contract bid price (on such’
contract form as Landlord shall desi gnate) to-construct the Tenant Improvements designated on
the Final Plans. Landlord and Tenant shall jointly open and review the bids. Landlord and
Tenant, after adjustments for inconsistent assumptions, shall select the most qualified bidder
(with consideration given to price and schedule), and such contractor ("Contractor") shall enter
into a construction contract ("Construction Contract”) with Landlord consistent with the terms of
the bid to construct the Tenant Improvements. :

5. Preparation of Plans and Spec

ifications and Construction Schedule.

_ 51 - Pre aration of Space Plan. Concurrently w1th the execution of thlchase, Tenaht___
shall submit to Landlord a Space Plan and specifications for the Premises showing all demising

walls, corridors, entrances, exits, doors, interior partitions, and the locations of all offices,.

conference rooms, computer rooms, mini-service kitchens, and the reception area, library, and .

file room (the "Space Plan").

» 5.2: Approval of Space Plan. Within two (2) days after Landlord receives the Space
Plan, Landlord shall either approve or disapprove the Space Plan. Any disapprovals must be

* only for'reasonable and material reasons including, but not limited to (1) a material adverse

effect on the Building structure; (2) possible damage fo the Building mechanical systems, (3).

‘non-compliance with applicable codes, or (4) material adverse

of the Building. TR e

_ 53  Revisions to Space Plan. Tenant shall make the changes necessary inorderto, .

correct the matters in the Space Plan disapproved by Landlord and shall return the Space Planto "
Landlord, which Landlord shall approve or disapprove within two (2) days after Landlord .~ -
receives the revised Space Plan. This procedure shall be repeated until written approval of the -~

" Space Plan by Landlord has been delivered to Tenant. ‘The Space Plan may be submitted by
_ Tenant in one or more stages and at one ormore times, and the time periods for Landlord's.
_.approval shall apply with respect to each such portion submitted. . -~ S

54 Preparation and Approval of Working Drawings

~ requifed as mutuall y-determined by Landlord and Tenant, which shall be compatible with the. -

" design, construction and equipment of the Building, comply with all applicable laws, be capable

of physical measurement and construction, contain all such information as may be required for
the construction of the Tenant Improvements and the preparation of the En gineering Drawings

3

rse effect on the exterior appearance. N

v nd Ap , ¢ Drawings. Within ten (10) days of the date
- the Space Plan is approved by Landlord (the "Plan Approval Date"), Landlord shall_.instfugt;thg;'_j o
~ Architect to.commence preparation of Working Drawings (the "Working Drawings"), only if o

OO~ h W



" similar to AddendutnfC“ét_tac'hed hereto. Such budget shall be revised into final

(as defined below), and contain all partition locations,plumbing locations, air conditioning
system and duct work, special air conditioning requiréments, reflected ceiling plans, office’
equipment locations, and special security systems. The Working Drawings may be submittedin . O
one or more stages and at one or more times. ‘Landlord shall provide Tenant the Working =~ 4
Drawings, or such portion as has from time to time been submitted, for reviev .. Lan

be solely responsible for insuring that the Working Drawings fully comply with all applicable .~
building codes and are free from errors OT. omissions on the part of the Architect. =+ =
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‘5.5 . Preparation rid Approval of Ehginéering Drawings. Landlord shall cause the. |
Architéct to coordinate all engineering drawings prepared by the Engineer, showing complete.

mechanical, electrical, plumbing, and HVAC pllari“sf("Engihecﬁng Drawings") 10 be integrated 1 sl

into the Working Drawings. “The Engineering Drawings may be submitted in one

and at one or more times for Tenant's review. .

5.6 " Integration of Working Drawin s and En "neerirn

After Tenant has approved the Engineering Drawings, Landlord shall cause the Architect to- o160
integrate the approved Working Drawings with the approved Engineering Drawiﬁgs:('(;ollectchly-,__gf 17 7

or-more stages 127

Drawings into Final Plans. SRSt

"Final Plans") and deliver five (5):sets of the Final Plans to Tenant. The Einal Plans shallbe 18

suitable for plan check review and pe’rmitting"by lo¢al agencies having jurisdiction, for the 19

layout, improvement and finish of the Premises consistent with the design and construction of =~ 20

the Base Building Improvements, including e'_lfgcitriéfal’andv»mcchanical drawings, capacity reports, 21
dimensioned partition plans, fioor and wall finish plans, reflected ceiling plans, power, telephone 22

communications and data plans, life safety devices, construction detail sheets including millwork 23 .
detail plans showing the location of partitions, light fixtures, elec,_trical ouitle '

utlets, teléphone outlets, 24" -

sprinklers, doors, equipment*s'pc_ciﬁcati',ons;(_in'(:,l:q_ding_wei- iht;'SpecifiCat-ioﬂsand cooling - .. - ¥25°

requirements) and power requiremen L
connections), wall finishes, floor coverings, millwork and other Tenant Improvements. — . 27
57 " Approval of Plans b  Tenant. “Approval by Tenant shall not bc;deemed wobea 297
representation by Tenant as to the adequacy-or correctness of the design of the Tenant - 30
Improvements. - S Tl R L S e

y - Schedule s after the Plan Approval Dite, Landlord shall - 33
submit to Tenant a detailed construction schedule, subject to approval by Tenant which. approval. - 34
shiall not be unreasonably withheld, setting forth the dates specific comple tion of certain project: 35

bénchmarks including, but not limited to, completion of Working Drawings, completion of - . - 36

edile. - Within -{hiri.y{ (30)

e

Engineering Drawings, submission of plans to local jurisdiction for review, jssuance of.fbuilcv_li‘pg_; 37

“,_pemnt,_submissi_on of plans to contractors for bidding, award of construction contract, - 38
 construction commencement, construction completion, projected ‘Commiencement Date:and other 39
similar dates. As the construction continues, Landlord shall amend the schedule from time to° 40
" time to reflect any changes to the projected dates. - ' . PR ’

6. Fmal Constructlon Bud ‘et'-an(':l'li’a " mient of Tenant Construction Costs B

c 61 ConstructlonBud et Wlthmthlrty '(3'():)‘.-days after the Plan Appr'('):\:'-'a'_li'-fbatg,_ Lo 45
~Landlord shall___;s,,l;lbmit'_'to‘ﬂ'l"enant;a-pr@l,iminai'y budget (the “Preliminary Budget" in aformat o

" (10) days from of the date’ the Contractor is selected and will be referred to Terein as the"Fmal -
- Construction Budget". Tenant shall have five (5) days from the date of receipt-of the.

Construction Budget to approve or._di,gq.pprd\iq_'tti'e_Final ‘Construction Budget. Construct
the Tenant Improvements shall not begin until such timeas Tenant indicates its approval or

disapproyal of the Final Construction Budget or the five (5) day period expires without-any:
resporse: from Tenant. In the event Tenant disapproves the Final Construction Budget due’to,
matters related to cost and the Final Construction Budget is ten percent (10%) or more higherin 34

cost than was projected in the Preliminary Construction Budget, then any delay caused by the 55

4

Cneluding voltage, amps, phase, and special plugs and. L%



. Cohstruction Bu

necessity to rebid or rédes_igh_ the_Te‘nhnt Impr:(')vérl;'eﬁfsi'_é,hdljl not be considered a Tenant Delay.

Landlord shall review the Space Plan, Working D'raWings,_En'gineering Drawings and Final
Plans at its sole cost and expense. No fee for profit, overhead or general conditions in’ -
connection with the construction of the Tenant X proV_,c’fx’_rit_iﬂté*shall“ﬂbe-inelgdcd in the Final - .
dget unless approved by Tenant. ;.. . S e R

62 1 Tenant _ has been agreed upon by
Landlord and Tenant with the intention t at the costs of the t Improvements (“Tenant
Improvement Costs”) will not exceed the Tenant Improvement Allowance. .Landlord shall be

solely responsible for any delay or increased cost: in completing théfTenant,fIIﬁQ'_rﬁVcr_tiémsf éxcept

for delays or costs arising from Tenant Delays as defined below. “However, in the event that the =

Final Construction Budget projects that the Tenant Improvement Costs:W _
Improvement Allowance, Tenant may authorize Landlord, after obtaining the Writtgn;approv-al:of
the Chief Administrative Officer, to pay the overage in an amount not exceeding the Additional
Tenant Improvement Allowance. The ‘Additional Tenant 'Improv"em_ent:Allgwancq shall be paid
to Landlord as provided herein. .- .. v R D

63 Paymentof Additional Tenant Improvemer

Al

@ ‘Method of Pay; brit..-The‘.a.Additidri@l"T?nﬁm Tmprovement
Tenant's election, (i) be paid in a lump sum payment Within thirty (30) daysafterthe

- Commencement Date; or within thirty ( /s.after Landlord provides a finalized accounting -
of all Tenant Improvements and acceptance by the Coun , which ver comes first; ‘of (i) may be.
amortized over the initial 60 months of the:term of the Lea: e at the Tenant Improvement .
Amortization Rate. Tenant may after the 36™ month-of the ] "

all of the unamortized Tenant Tmprovement Cost...

at

(b) Statement of Ad ustments. ‘Within thirty (3 ‘)'day‘s: after theCommencement
Date, Landlord shall prepare and submit to Tenant a statement showing in reasonable detail all

“Tenant Improvement Costs and the total amount payable hereunder by Teénant to Landlord, or by
Landlord to Tenant, in order to adjust the amount of any previous payments by either party to the
other pursuant to this Landlord's Work Letter to.the amount payal le by or to such party based on
the total actual Tenant Improvement Costs. . ‘Within thirty (30) da

n thirt days after submission to Tenant of
the foregoing statement, Tenant shall pay: Landlord, or Landlord: hall-pay Tenant (as applicable),
the adjustment amount. -~ I e

1. Constructlonof Tenantlm rovements -
© 71 Tenant {proiienients. Teriant Improvements to becon
described more particularly on Addendum B hereto. . . TR

. _ 01§, subcontractors.
 and materials providers providing labor and/or materials for theTenant Improvements shall be
selected only after two bids have been solicited from responsible and qualified péersons. Landlord
- shall submit two sealed 'ﬁxed:_'pﬁce'bidsfor the construc tion of the Tenant Improvements to
‘Tenant forits review. prior to the -award of the Construction Cdntract;'}-_;Théjbiiisisha;l_’l'ﬂ_bg jointly

72 Bids. Unless waived by Tenant-in writing, any majorcontrac

opened and reviewed. The bids shallinclude an itemized list of all materials and labor and shall
include all additional costs, including a chitects and,er;gineéﬂtig‘ fees; permits, reasonable

contractor's profit.and overhead, and project management fecs: Two bids for the purchase and.

 installation of the office fumnit ite system, prepared by the furniture dealer, shall be included in -

the construction estimates, if _apprlig:able;

(2) Pemmits. Landlord shall secure the approv ;-Off.g¢§érﬁmeﬁtzii-al;ithoritigéi and

all permits required by govemmental authorities having jur‘isdicti‘on over such approvals and
permits for the Tenant Improvements, promptly after approval of the Final Plans. '

5

ill exceed the Tenant

lowanée may; at

¥ pay Landlord ina lump sum for

sucted by Landlord are

RS i.-\o_éo',,'\lo(n B b —



~ (b) Commencement of Construktibn. Landiord shall commence construction of
the Tenant Improvements within fifteen (15) days after issuance of all such necessary permits.
Landlord shall commence and; once commenced, shall thereafter diligently proceed to construct
~ and complete all Tenant Improvements, subject to any cessation that may be caused by Force
. Majeure Delays . oL S T ' :

_ 73 Construction. Construction of the Tenant Imjj_j‘ri_()’\'/gm;:ﬁt's will be subject to the . .
following terms and conditions: o T BRI

~ (a) Notice of Nonresponsibility. Landlord and the Contractor shall cooperate .
-with Tenant ip posting a ppﬁce or notices gf pogrgspon'sji_billi;y\by Tenant. -

o (b) Decorating Decisions. All design and programming, space planning and
~interior decorating services, such as selection of wall paint colors and/or wall coverings, . =

furniture, fixtures, carpeting and any or all other decorator selection efforts required by Tenant :

“shall be provided by Landlord and added to the Tenant I rovement budget. ‘Landlord shall '

consult with Tenant with respect to.all such decorating services and decisions.

(©) Clean-Up and Substandard Work. Landlord will be responsible for all clean-

~up with respect to the Tenant Improvements, whether in the Premises themselves or in other .-
areas utilized by Landlord or its contractors, and agrees to reimburse Tenant for any and all
- expenses incurred by Tenant by reason of substandard work performed by Landlord's contractor
- or contractors (as reasonably mutually determined by Landlord and Tenant according to the
usual standards of work in the Building) or-as a result of inadequate clean-up, aslong as
- Landlord shall be provided a cure.peri of thirty (30) days t6 cure such inadequacy.. -

striiction' of the Tendit Improvementsshall o
‘and shall be subject to the general inspection of

) **(d)Compliance with Law
comply with all applicable laws and regul
~ Tenant. The Premises shall comply with
~ codes, regulations and ordinances required for be
to, all provisions of the Labor Code of the.Sta
Code, the State-Department.of Industrial Relation:
_ dollars-and:details pertinent thereto for raft,
~ needed for the construction of the improvement culars of the current Prevailing Wage
Scale, as approved by the Board of Supervisors which are applicable to the work, are filed with
the Clerk of the Board of Supervisors and must be posted at the site. RSV

al occupancy, including, but not limited
. Under the provisions of the Labor
ain the prevailing hourly rate in .

_ 74  Conformed Plans. Within sixty (60) days after Substantial Completion of the-

~ Tenant Improvements and receipt from the Contractor of all field changes, Landlord shall submit
to Tenant a set of conformed plans (“as-built”) incorporating, in accordance with standard
~ industry custom and practice, field changes 'madé and changes-and/or revisions that have been
 made subsequent to the submission of the Final Plans. Such “as-built” or “record documents™

‘shall be submitted on three ’a"n_d.Onééhélf.inéh';KB%ff*)j“l_.4Mb-v_magnétic-media'diskéttcsf in Auto

transparencies of drawings.and one complete set of specifications: . -

CAD R 12.dwg (or later version) format or. DXF format, along with one complete set of mylar - '

8. Change Orders. : Tenant.and Landlord may make changes, additions, deletions or
alterations in the Final Plans:(“Change Order’"), provided both Tenant and Landlord approve
such changes-in writirig:. The Authorized rder Ammount set forth in'Section 1 has been.
authorized by the Board of Supetvisors of | / to be used:to pay the costs of all. authorized
Change Ordets but only the Chief Administrative Officer is authorized to approve Change
Orders on behalf of Tenant and then only if the aggregate amount of such approved Change
Orders does not exceed the Authorized Change Order Amount. Tenant may electto pay for
~ Change Orders (a) in-a lump sum payment within thirty (30) days after the Commencement
Date; or-within thirty (30) days after Landlord provides a finalized accounting of all Tenant

the Coun

6

pplicable city, county; state and federal-building =~

icationor type of workman or mechanic :
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Improvements and acceptance by the County, whichever first occurs; or (b) amortize the costs

over the initial sixty (60) months of the term of the Lease at the Change Order Amortization Rate

per month. Landlord shall submit to the Chief Administrative Officer with each requested

Change Order (i) the specific cost of the requested change, (ii) the:cumulative net total cost of all -

- Change Orders previously approved, and (iii} an estimate of the construction time which will'be. .

increased or shortened if the Change Order is approved. Each Change Order must be signed and

dated by the Chief Administrative Officer.
9.  Audit

‘ 9.1  Tenant Improvement Allowance., For purposes-of ascertaining the actual cost of
the Tenant Improvements, Landlord shall provide to Tenant, upon Substantial Completion of the
Tenant Improvements, a detailed breakdown of the total costs-of constructing the Tenant
Improveéments and execute a summarized breakdown of the total costs of the Tenant. .

Improvements in the form of Addendum D attached hereto.” - =« = "o e ER

9.2, Audit Tenant may audit the costs of the TenantlmprovementsandChaﬂge
Orders fora pen" od of twenty-four months from the date of Substantial Completion of the Tenant
Jmprovements.. - - .. . T AR e e e e
10, Delay.

ol Tenant Delays and Force Majenre De
" the completion of construction-of the Tenan

‘ t Improvements shall be-considered in the:
. determination of the Commencement Date: f the Lease and, except-as set forth herein o
~ Lease, under no circumstance shall Tenant be charged with any.
'delay in the construction of Tenant Improvements . "Subjecttot
~ Projected Commencement Date set forth-in the Lease sh

delay whatsoever as a result of

the provisions-of Section 10.2, the
\ : extended:one
that: (i) Tenant fails or refuses to give authoriz: tions or approvals-within the time periods © .. .
required herein but only-to the extent such delays delay the coriimencement or-completi nof
. construction of the Tenant Improvements (referred to herein as "Tenant Delay(s)");or (i) -
" Substantial Completion of the Tenant Iniprovements is ayed by lightning, earthquak
~ storm, tornado, flood, washout, explosion, striK Tockouit, 1
riot, war, act of a public enemy, sabotage or other

of Landlord (referred to herein as f-‘Force.lMajiéu"r"é Delay(8)"). - - ¢ 0o

102, 'Limitations. -

(a) Notice. NoTenant Delay or ForceMaJeure Dclayshallbedeemed to have .

" occurred unless Landlord has provided written notice, within forty eight (48)-hours of the event; .. 40

8 _ . Lease, to Tenant specifying thatadelayis. .
* claimed to have occurred because of actions, inaction or circumstances specified in the notice 1n
reasonable detail. If such actions, inaction or circumstances qualify as a Tenant Delay.or Force. .

Majeure Delay, then a Tenant Delay or Force Majeure Delay, as ‘applicable; shall be deemed to
have occurred only commencing as of the date Tenant received such notice from Landlord. = =

. giving rise to such claim, in compliance with the Lease, |

(b) Mitigation. Tenant Delays and Force Majeure Delays shall delay.the

Projécted Commencement Date onlyin the event that Substantial Completion- of the Tenant: . -
Improvements is delayed, despite Landlord's reaso hable efforts to adapt and compensate for such
delays, which efforts Landlord shall be abligated to make (provided such’ additional cost incurred
by Landlord due to such effort does not exceed $1,000-on a‘cumulative basis, unless Tenant . -
agrees to pay‘to such excess). ' ‘ S e [

, “(e) Concurrent Delays. Tenant Delays and Force Maj_euré Delays shall be
recognized hereunder only to the extent the same are not concurrent with any-other Tenant Delay

7

e (1)day foreach day.

{abor disturbance, civil disturbance,
similar causes beyond the rcas_pna_jblefjcon:tr;gl o
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or Force Majeure Delay whrch is effective hereunder For example, if there are ten (10) days of .

Tenant Delays and four (4) days of Force Majeure Delays which-occur during the same ten (- 10)

day period of such Tenant Delays, then the Projected Commencement Date would be extended
by only ten (10) days; on the other hand, if such Tenant Delays and Force Majeure Delays did
- - not occur during the same period, the Projected Commencement Date wou]d be extended by
fourteen (14) days.

(d) Change Orders. Landlord may not claim that a Change Order rcquested by
Tenant was the cause of a delay in the construction of the Tenant Improvements unless th
anticipated delay is specrﬁed in writing in the Change Order: authonzatlon

11 Default Any default by Landlord under the terms of this ‘Landlord's Work Letter shall

constitute a default under the Lease and shall entitle Tenant to exercrse all remedles set forth in
the Lease.

12, Representatlves

(a) Tenant Representatwe Tenant has desi gnated Tenant s Work Letter Representatrve
‘as its sole representative with respect to the matters set forth in this Landlord's Work Letter who,
until further notice to Landlord, shall have the full authority and responsibility to act on behalf of
- Tenant as required in this Work Letter and whose address, for purposes of any notices to be

-given regarding matters pertaining to this Landlord's Work Letter only, is Tenant’s Address for
“Work Letter Notice as set forth in Section 1. -

(b) Landlord Representative. Landlord has designated Landlord's Work Letter
- Representative as its sole representative with respect to the matters set forth inthis Work"Letter
-"who, until further notice to Tenant, shall have the full authority and responsrbl, t . »
* behalf of Landlord as required in this Landlord's Work Letter and whose address, for pu'rposes of
“any notices to be given regarding matters pertaining to this Landlord's Work Letter only, is
Landlord's Address for Work Letter Notice as set forth in Sectlon L e '

13. RESERVED

- 14. - Construction Meetings. During the course of construction, meetings shall be held

: between the Contractor, Landlord and Tenant at least.once per week, unless Landlord and Tenant
- mutually agree otherwise, at a time and place which is mutually convenient. An initial

*+ construction meeting shall be held within five (5) days of the date the Contractor is selected.
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15. Delli’ery Dehvery ofall plans and: drawmgs referred to in this Work Letter shall be by
commercial messenger serv1ce or personal hand dehvery, unless otherwxse agreed by Landlord
and Tenant. ~ ° e

LANDLORD

SFSHP Investors I LLC :
a Delaware limited hablhty company

By: MS Hentage ‘Manager; LLC, - .
a Delaware llmrted liabil hty company, 1ts Manager

‘By:

Name:
Tltle
Date Srgned

' TENANT

COUNTY OFLOS ANGELES, -~~~ - -
abodypolmc andcorporate SO

By:"

Name:
Title:
Date Signed:




" system;

ADDENDUM A To Landlord's Work Letter .
BASE BUILDING IMPROVEMENTS

. Landlord has constructed (or wnll construct) the Bu1ldmg to mclude the followmg

(a) the Bulldmg shell and extenor mcludmg penmeter wmdow frames mulhons and S

glazing in good condltlon, )

(b) the core area, 1ncludmg mechamcal electncal spnnkler plumbmg, Tife safety,

- heating, air conditioning, ventilation and structural systems within the Building core, stubbed out

- 1o the face of the core wall at locations determined by Landlord;

(c) men’s and women’s toilet rooms, including necessary plumbing fixtures, ceramic tile
. floors, accessories, ceilings and lighting, with running hot and cold water;

(d) unpainted exterior dry wall or lath and plaster covenng the exposed side of all

~__exposed core walls, core and perimeter columns and the interior exposed side of all exterior

.__burldmg wall areas except at and under windows;
| (e) parking facilities;

(F) ground floor lobby;

(& exterior nlazas and landscaping; -
(h) loading dock;

. (i) electrical/telephone closet (which is expected to be replaced with a new
- electrical/telephone closet incorporated into Tenant Improvements);

o (j) conduit access sufficient for Tenant s electncal wiring (no additional improvement to
.. increase conduit access will be furnished by Landlord unless there is not sufficient riser space as
" required for a 1.5” diameter signal cable from the Building main telecommunication vault to the

o telephone closets , in which case Landlord, at no cost.to Tenant and without deduction from the

Tenant Improvement Allowance, shall cause such riser space to be made available to Tenant, and
... provided further that Tenant shall be responsible for the cost for removing the riser floor seal at
each ﬂoor and the patching of each seal after installation of Tenant’s cable);

(k) two (2) 208/120 and one (1) 480/277 volt panels connected to the Building power

() concrete floors with trowel finish, level to specified tolerances and desi igned to

-~ support a minimum live load of fifty (50) pounds per square foot and a partition load of twenty
(20).pounds per square foot; -

(m) standard window coverings;.

-~ (n) primary HVAC duct for cooling and primary HVAC duet for heating (heating is for
perimeter zone only) to loop from the mechanical equipment room around the building core;

(o) hot and cold air loops located within the Premises;

(p) primary fire sprmkler distribution, including secondary piping and sprinkler heads as
required for the unoccupied Premises;

ADDENDUM A - Page 1



(q) primary fire-life safety enunciation'system “backbone and panels suitable for

Tenant’s secondary distribution;

(r) access at panels in the service core for distribution of Building requirements electrical

-power (initially 120/208 V-for-power and 277V for fluerescent lighting) up to the limits.

permitted under applicable law at the time the Building receives the initial temporary certificate |
of occupancy for the Building;and -+ o i v

areas.

(s) gypsum board on the service core walls, columns and sills in the Premises’ office

- ADDENDUM A - Page 2
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ADDENDUM If"gl-‘%)'zigﬁhdldrd’s Work Letter e
' TENANT IMPROVEMENTS
. Tenﬁnt improvements shall include:
(a) Tenant ceilings and lighting;
(b) Floor finish in the Premises;
(c) Interior finishes of any kind within the Premiscé';
(d) Interior partitions, doors and hardware within the Premises;

- (e) Terminal boxes and reheat coils or other HVAC or air distribution devices to or
within the Premises; '

(f) ‘Tenant’s fumiture, fixtures and equipment, including telephones, computers and
cabling therefor; ' ' ' -

B (g) Distribution of electrical services, plumbing services and sprinklers from the core to
the Premises, and domestic hot water heater and associated hot water piping;

(h) -Any and all signs for Tenant and the power therefor;

) (i) Security, fire and lifc-fsafety systems thfoughout the Premises, including exit signs, '
‘intercoms and extinguishers; :

) Additional and/or above standard electrical capacity;
(k) Fiber optic access;
t)) Bdék-_up generator;
(m) Additional 5-ton HVAC unit; "
(n) Shower rooms; and

' (0) Any additional items shown in the DHS Space Plan (dated 9/20/03) and‘the Structural
- Engineer’s drawings (dated 11/5/03) which are not part of Base Building Improvements.

ADDENDUM B - Page 1
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ADDENDUM C To Landlord's Wark Letter

FORM OF BUDGET (These umbers are being finalized

ADDENDUM C - Page |
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ADDENDUM D To Lindlord's Work Letter |
COSTS OF TENANT IMPROVEMENTS (These numbers are being finalized)

ADDENDUM D - Page 1
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